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1. INTRODUCTION
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1.6

The Planning and Compulsory Purchase Act 2004 has introduced
major changes to the way the planning policy system operates. The
old system of Structure Plans, Local Plans and Supplementary
Planning Guidance is being replaced with a new system of Local
Development Frameworks (LDFs).

South Hams District Council welcomes the new system and will
produce, consult on, and adopt its new planning framework as soon as
possible. The South Hams LDF will be shorter and more focused than
the Local Plan. It will be a portfolio of documents, with more scope for
community involvement and a positive approach to sustainable
development.

The Sherford New Community Area Action Plan (here on referred to as
the Sherford AAP or the AAP) will be one of the key LDF documents. It
will focus upon the design and implementation of the Sherford new
community, providing an important mechanism for ensuring a
development of an appropriate scale, mix and quality.

This document is the Submission stage of the Sherford AAP. It is
available from the Council or on the Council’'s website:
www.southhams.gov.uk. The Submission stage was preceded by
consultation on the Preferred Options stage during Summer 2005, and
the Issues and Options stage during Autumn 2004.

The Council has set a challenging timetable and aims to be amongst
the first authorities to progress LDF documents under the new system.
A project plan setting out the timetable for producing the Sherford AAP
and other LDF documents is included in the approved Local
Development Scheme (LDS).

The Council is determined to vigorously address local priorities,
particularly the delivery of affordable housing. It has adopted the aim
of; “improving the well-being of the people of the South Hams” and has
set itself the following priorities:

a) Secure a supply of housing for local people at affordable levels.

b) Create the conditions for the growth and maintenance of quality
economic activity.

c) Maintain the district’s distinctive environment whilst enabling access
and sensitive development.



d) Maintain a clean environment.
e) Work with others to improve access to key services.
f) Improve core service performance in a cost-effective way.

1.7  The South Hams LDF will reflect these priorities, particularly those with
a spatial dimension.

1.8 We want to involve our communities and other interested parties to
help shape the contents of the new development policy framework.
The LDF includes a Statement of Community Involvement which
establishes the minimum standard the Council will deliver and often
exceed in engaging people in the process.

1.9 Following this final consultation period on the Sherford AAP, an
Examination will be held by an independent Planning Inspector. The
purpose of the Examination is to consider whether the Sherford AAP is
‘sound'. In order to decide whether the document is ‘sound’, the
Inspector will apply nine tests of soundness as set out in PPS12: Local
Development Frameworks (available at www.odpm.gov.uk). These
tests are reproduced in the guidance notes which accompanies the
response form. Those who wish to make a representation seeking
changes to the Sherford AAP will need to show how the document is
‘unsound’, which test has not been met and what needs to be done to
make it sound. If you would like to make a representation to the
Sherford AAP, please clearly state which test of soundness your
comments relate to. . Your views are important and the Council needs
to receive them by 4pm on the 11t August 2006.

1.10 To help you structure your views, a response form has been produced,
along with a set of guidance notes which are important to consider
when filling in the response form. Copies are available at the Council
offices, in local libraries or via the Council's website. Completed forms
should be sent to the Major Developments Team by post, fax or e-mail.

Post: to the Major Developments Team, South Hams District
Council, Follaton House, Plymouth Road, Totnes TQ9 5NE

Fax: marked Major Developments, Sherford Area Action Plan
Preferred Options to 01803 861404.

E-mail to: major.developments@southhams.gov.uk

All comments must be received by 4pm on 11™ August 2006.

The New Planning System

1.11 The Planning and Compulsory Purchase Act 2004 requires local
planning authorities to produce a Local Development Framework (LDF)
for their area. LDFs must contain clear up to date spatial planning
frameworks to enable efficient delivery of new development, especially
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1.12

1.13

1.13

housing. They are a major plank of the Government's reform
programme and objectives for culture change in planning, particularly
building around three themes:

Sustainable Development (which is the underlying purpose of the
planning system)

A Spatial Planning approach (which deals with not only the use of
land, but also the activities on it); and

Community Involvement in planning (the Council has an adopted
policy for working with local communities).

Planning shapes places where people live and work and has a critical
role to play in achieving balanced housing markets and sustainable
improvements in the economic performance of an area. It should make
places better for people and positively manage rather than simply
control the development. The South Hams LDF will aim to deliver
these objectives.

An LDF comprises a portfolio of documents that together set out the
planning policies and proposals for the area. It will include a Core
Strategy and Core Policies, Site Specific Allocations, Area Action Plans
(such as the Sherford AAP), a Proposals Map and a Statement of
Community Involvement (SCI). More detailed planning guidance will
be contained within documents known as Supplementary Planning
Documents (SPD). Diagram 1 illustrates how the suite of documents
relate to each other to form the South Hams Local Development
Framework.

The new planning system introduces many new acronyms and
planning terms. In addition the Sherford AAP refers to many technical
planning terminologies. A glossary has therefore been provided at the
back of this AAP.



Diagram 1: Local Development Framework
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The Development Plan

What is an Area Action Plan?

1.14 An Area Action Plan (AAP) is a formal Development Plan Document
(DPD) which establishes the planning framework for an area of major
change (such as a new community), and forms part of the Local
Development Framework.

Sherford New Community Area Action Plan

1.15 Sherford will deliver at least 4,000 dwellings by 2016, and in
accordance with Policy ST8 of the Devon Structure Plan will be
planned in such a way to allow for further development beyond 2016.
The strategic proposal for a new community at Sherford is contained
within Policy CS5 of the Core Strategy which has recently been
published alongside this document and is also available to view on the
Council website www.southhams.gov.uk.

1.16 The contents and Policies of the Sherford AAP:
a) provide the detail of the new community proposal;
b) set out the development principles and objectives;
c) specify and co-ordinate the requirements for new infrastructure and
services;
d) identify the distribution of land uses and their inter-relationships;
e) set the timetable for the implementation of the new community, and
f) provide guidance on matters such as design requirements.




1.17 Sherford New Community is a cross-boundary proposal with elements
lying within both Plymouth City and South Hams District. To address
this situation the two authorities have worked closely with each other in
developing the concept and vision for Sherford. Each authority
remains responsible for the content and adoption of the AAP within its
own area.

1.18 This document deals with that part of Sherford within South Hams. The
element of Sherford within Plymouth is dealt with by the City Council's
North Plymstock AAP, which is available to view on Plymouth City
Council's website at www.plymouth.gov.uk. Both AAPs have been
progressed in tandem in order to ensure a co-ordinated approach to
the implementation and delivery of Sherford. They share many
common elements such as a common Cross Border Strategy Diagram
which appears in both AAP's. It indicates the importance of cross
border infrastructure provision and the extent of cross border working
between South Hams District Council and Plymouth City Council (see
Diagram 2).

Timetable

1.19 The Submission stage of the Sherford AAP sets out the Council's
proposed policy direction for the new community together with relevant
issues, policies, proposals and details. This builds on earlier work
presented within the Preferred Options stage published in June 2005.
It is accompanied by a formal Sustainability Appraisal report,
conducted by an independent consultancy which considers the social,
economic and environmental effects of the proposed development, and
can be viewed on the Councils website .

1.20 The timetable for the adoption of the Sherford AAP is as follows;

Submission and Formal Consultation — June 2006
Examination — January/February 2007
Adoption — May/June 2007

Partnership Approach

1.21 The scale and complexity of the new community is so great that a
partnership approach to delivery has been developed between South
Hams District, Plymouth City and Devon County Council's together
with the Highways Agency and a range of other public agencies. In
order to secure a joined up approach to the delivery of a sustainable
development it has also been important to secure a collaborative
approach with landowners and their representatives. The promoters of
the Sherford new community are therefore working closely with the
local planning authorities and other public agencies to prepare a
coherent and joint vision for Sherford.



Planning Application

1.22 A planning application for the new community, accompanied by key

1.23

1.24

documentation and plans, is anticipated in the Autumn of 2006.
Amongst the key documents the following will be required, all of which
will require approval by the Council:

a) A Masterplan

b) An Environmental Impact Assessment

c) A Transport Assessment

d) A Retail Impact Assessment

e) A Phasing Programme

f) A Sustainability Appraisal

g) And other supporting material including a range of strategies
dealing with: design; community facilities and infrastructure;
housing; movement and transport; employment; retail and
commercial; public space, sport and recreation, landscape,
biodiversity and cultural heritage; and construction management.

This material will need to demonstrate how the policies of the Devon
Structure Plan, the Core Strategy and the Sherford AAP can be
achieved. The planning application material will therefore add to the
‘evidence base' required for the Examination of the Sherford AAP in
Winter 2006/07.

Following adoption of the Sherford AAP it is anticipated that planning
permission for a scheme which meets the requirements of the AAP
could be granted in mid 2007. In turn this will enable Sherford to
produce approximately 4,000 dwellings by 2016, and ultimately around
5,500 dwellings. These dwellings will be delivered in tandem with
necessary community facilities, infrastructure, employment and public
open space.



2.

2.1

CONTEXT

The wider context for planning in the South Hams is set by national,
regional and county guidance.

Regional Level - Regional Spatial Strategy

2.2

2.3

2.4

2.5

Regional Planning Guidance for the South West to 2016 (RPG10) was
approved in September 2001 and provides the regional strategy within
which local authority development plans are prepared.

However, under the new planning system Regional Planning Guidance
is being replaced by a new regional plan called a Regional Spatial
Strategy (RSS) which is currently being prepared by the South West
Regional Assembly (as the Regional Planning Body). The RSS will look
forward to 2026 and provide the context for the preparation of the
South Hams LDF.

As part of the RSS preparation, a number of Sub-Regional Studies
have been undertaken. The findings of the Plymouth Sub-Regional
Study were published in a consultation process which closed in April
2005. These findings confirmed the importance of Sherford and
reinforced its role within the sub region up to 2026. The results of this
work have helped to inform the preparation of the Draft RSS which is
now at Submission stage and will be available for comment during a 12
week consultation period from June 2006. The RSS can be viewed at
www.southwest-ra.gov.uk.

The Sherford AAP review process will need to interpret the final version
of the RSS when it is approved, which is anticipated in late 2007 / early
2008. However, the Sherford AAP is currently considered to be in
conformity with the Draft RSS and it is not anticipated that this will
change with the adopted version of the RSS.

County Level - Devon Structure Plan

2.6

2.7

The overall strategic context for the western South Hams is largely
geared towards meeting the needs of the Plymouth area which cannot
be accommodated within the city boundary and the needs generated
from within the South Hams. Extensive studies undertaken by the joint
Devon Structure Plan Authorities including Plymouth City Council have
concluded that in order to fulfil the development needs of the Plymouth
urban area and its sub-region strategic development outside of the
urban area was needed.

Planning Policy Guidance Note 3: Housing (PPG3) recognises that not
all development can take place within urban areas. It specifies that
where development has to take place outside of urban areas planned
extensions to urban areas are likely to prove the most sustainable
option. This is especially so where it is possible to utilise existing
physical and social infrastructure and where there is good access to
public transport, jobs, shopping and leisure facilities.



2.8

2.9

2.10

2.11

An urban extension to Plymouth within the Sherford area meets all the
above mentioned criteria, and is reflected at structure plan level in the
form of a sustainable new community proposal east of Plymouth. The
detailed planning of the new community will ensure that opportunities
for best practice for sustainability, as in accordance with Planning
Policy Statement 1: Sustainable Development (PPS1), are enshrined
and incorporated throughout the development. The new community
was first proposed in the Devon Structure Plan First Review 1995-
2001. Following its Examination in Public (EIP) in autumn 1997, the
document (including the new community proposal) was adopted in
February 1999.

Subsequently the Devon Structure Plan 2001 to 2016 was prepared
and subjected to an EIP in Summer 2003. A joint document was
prepared and submitted to the EiP (by South Hams, Plymouth City,
Devon County Council's, the Highways Agency, the Environment
Agency and landowner representatives) which supported the proposal
for the development of a sustainable new community at Sherford which
would function as an urban extension to Plymouth. The document is
entitled Participants Document + PD1, The Sherford Valley + A
Sustainable New Community for the South Hams', and can be viewed
on the Council's website. The Devon Structure Plan was adopted in
October 2004 and confirmed the choice of Sherford as the location for
a new community functioning as an urban extension of at least 4,000
dwellings by 2016 to help meet the needs of the Plymouth sub-region
and needs generated from within the South Hams. The EIP
considered a number of potential alternative sites to Sherford and the
EIP Panel concluded the proposal to be ‘necessary', ‘sustainable' and
in accord with national and regional policy advice. The Structure Plan
proposal includes provision for housing, employment, a range of
community and other associated facilities and an effective high quality
high-capacity public transport system linking it to Plymouth from the
outset.

The proposal straddles the Plymouth and South Hams boundary. It
has been the subject of extensive joint working between not only
Plymouth City and South Hams District Councils but also Devon
County Council, the Highways Agency, the Environment Agency,
landowner representatives and a number of other key stakeholders
over recent years. One of the results of this joint working was a joint
submission from these organisations and the landowners to the Devon
Structure Plan EIP in summer 2003 entitled "Participants Document +
PD1, The Sherford Valley + A Sustainable New Community for the
South Hams'. This document can be viewed on the South Hams
District Council website www.southhams.gov.uk.

Under the new planning system Structure Plans have been abolished,
but the Devon Structure Plan will be saved for three years from
adoption (October 2004) or until it is replaced by the emerging
Regional Spatial Strategy.
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South Hams Local Plan

2.12

2.13

2.13

2.14

2.15

2.16

The South Hams Local Plan (1989-2001) was adopted in April 1996.
Although it looked forward to 2001, its policies are still relevant to
planning in the South Hams today and are “saved” under the provisions
of the new Planning Act for a period of three years from September
2004 unless they are replaced before then by parts of the emerging
LDF.

In response to the Devon Structure Plan First Review the South Hams
Local Plan Review (1995-2011) was published in January 2002 and
proposed a new community at Sherford of 3,500 homes in the form of
four linked villages. The proposal was accompanied by a number of
background documents including a Concept Statement which showed
how Sherford might be developed using the Countryside Character
approach. This also dealt with such matters as the landscape context,
sustainability indicators and general development principles.

In addition two draft supplementary planning guidance documents were
also prepared. Firstly ‘Guidance and Requirements for Sustainable
Development on Large Sites' which sought to ensure that sustainability
objectives were central to the development and secondly Building
Communities' which sought to assist effective delivery of the necessary
infrastructure for the new community.

The Sherford proposal generated almost 3,500 representations +
almost half of the total representations made on the 2002 South Hams
Local Plan. Representations received in response to the plan,
comments made at subsequent meetings and background research
undertaken have all helped to inform the preparation of the South
Hams LDF.

The Development Plan for the South Hams will ultimately consist of the
RSS and the South Hams LDF.

All the aforementioned South Hams planning documents can be found
on the Council's website: www.southhams.gov.uk or can be obtained
from the Council offices at Follaton House, Plymouth Road, Totnes,
Devon TQ9 5NE.

Enquiry by Design and the Prince’s Foundation

2.17

The outcome of the Devon Structure Plan (2001 to 2016) process
increased the size of Sherford from 3,500 to at least 4,000 dwellings by
2016 and saw the new community functioning as an urban extension.
This meant that it was necessary to revisit the four linked villages
concept put forward in the 2002 South Hams Local Plan. It also
became apparent that whilst South Hams, Plymouth City and Devon
County Councils and two landowner groups shared an overall policy
vision, this was expressed in differing land use proposals. To resolve
these differences South Hams District Council approached The
Prince's Foundation as a highly respected independent organisation
with a good track record to facilitate production of a single, coherent,
comprehensive, quality vision for Sherford. The brief to The

11



2.18

2.19

2.20

2.21

2.22

2.23

Foundation also included exploring development opportunities for the
longer term.

In order to respond to these issues and investigate further the
development of the new community in the Sherford area, The Prince's
Foundation facilitated an Enquiry by Design (EbD) in the summer and
autumn of 2004, and also in the spring and summer of 2005. The EbD
was tasked with examining the potential to develop at least 4,000
homes by 2016, with associated employment, services and facilities
and to identify the best location, shape and form of the new community.

The EbD process included the involvement of not only local authorities
and landowners but also many other groups and organisations. These
included community group representatives and public service providers
(e.g. health and emergency service providers) and organisations such
as the Highways Agency and Environment Agency. The outcomes of
the EbD events and a comprehensive list of invitees to the EbD can be
viewed on the Council's website.

The EbD concluded that there was excellent opportunity to create an
exemplar, sustainable new community, well related to Plymouth, and
determined the basic shape and form of development. It defined a
clear eastward boundary for development of the community along the
bottom of the Sherford Valley reinforced by the creation of a
Community Park within and on the eastern slopes of the valley,
protection of the ridge NE of Brixton from development, and a structure
of 3 neighbourhoods and a town centre south west of the A38 Deep
Lane junction with different roles for each neighbourhood centre
including 1 secondary and 3 primary schools, a hospital and other
health facilities.

A précis of the consideration of alternative sites and the detailed
process of refining the site boundaries are set out in the Appendix to
the AAP.

It also identified clear development principles that included high
density, compact mixed use, and high quality environment in terms of
public realm and buildings, offering the opportunity for people to live,
work and play and to fulfil their daily needs within a walkable distance
of the vast majority of homes. New mixed-use main streets would be
the setting for new businesses, retail and community uses with high
quality and efficient public transport using them to take local residents
and passengers from a new park and ride facility through Sherford and
into the heart of Plymouth. It also identified that any future growth at
Sherford should be in a westerly direction towards Plymouth. The
general direction of potential future growth is shown in both Diagram 3
* the Sherford and North Plymstock Cross Border Strategy Diagram
and Diagram 4 = the joint lllustrative Sherford Map and described in
more detail in the North Plymstock AAP published by Plymouth City
Council.

Increasing cross-boundary community involvement and the
establishment of a Community Steering Group with membership from
local community groups and associations and the holding of public
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2.24

2.25

2.26

exhibitions has been essential to the realisation of this plan. It has also
been integral to the development of the proposal through the EbD
process. For a detailed analysis of the public consultation undertaken
in developing and progressing Sherford please refer to the Council's
“Statement of Consultation' which accompanies the AAP and which can
be viewed on the Council's website.

South Hams District, Plymouth City and Devon County Councils, have
all formally endorsed the EbD approach and its outcomes. In particular
they have supported the view that the masterplan should utilise land
originally protected long term for future mineral activity. Plymouth City
Council's North Plymstock AAP will seek to provide compensatory
mineral safeguards by clarifying the long term potential of Hazledene
Quarry which can produce, over a long period, the equivalent amount
of aggregate and building material.

The masterplan emerging from the EbD process is a work in progress
and has helped to inform the Sherford and North Plymstock AAP's.
Diagram 2 illustrates a draft version of the masterplan from earlier this
year (January 2006) which although it has now been superseded gives
an impression of the character of the proposal and the structure of the
built form. It is being continually refined through an ongoing process
led by South Hams District Council, the developers and The Prince's
Foundation (who are now employed by the developer) and involving a
wide range of stakeholders, including community representatives.

A statement of community consultation has been prepared that

provides an audit and comprehensive summary of each of the
consultation stages. It can be viewed on the Council's website.
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Diagram 2 + Draft Masterplan (January 2006) + For information only.

O Crown Copyright. All rights reserved. South Hams
District Council. LA 100022628. 2006

Issues and Options

2.27

In October 2004 South Hams District Council prepared a document
entitted Town and Village' (Area Action Plans/Site Specific Allocations:
Issues, Options and Preferred Options) as one of its first steps in the
LDF process. This contained a section on Sherford which summarised
the background to the proposal, its strategic context, the role of EbD
and the LDF strategy for the new community. Comments received on
that document have helped shape the content of the Sherford AAP.

South Hams LDF - Sherford AAP (Preferred Options)

2.28

In accordance with the new planning system, the Council published the
Sherford AAP (Preferred Options Report) in June 2005 for a six week
public consultation period. A little over 1,300 representations were
received, indicating that significant positive progress had been made
since Sherford was first proposed within the Local Plan Review in 2002
when it generated almost 3,500 representations. This can mainly be
attributed to the level of engagement of stakeholders and community
groups through consultation events run by the Council and the EbD
events facilitated by the Prince's Foundation.
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South Hams Sustainable Community Strategy 2006 — 2011

2.29

2.30

2.31

2.32

2.33

All local authorities are required by the Local Government Act 2000 to
prepare a community strategy for ‘enhancing the quality of life of local
communities by promoting the economic, environmental and social
wellbeing of their areas and contributing to the achievement of
sustainable development in the UK.

The Sustainable Community Strategy 2006 = 2011 is currently being
produced by the South Hams Local Strategic Partnership, which
comprises representatives from the district and county authorities,
voluntary and community sectors, local businesses and a range of
agencies that deliver public services at the local level. The Community
Strategy seeks to ensure that communities in the South Hams develop
as desirable places to live and work with good quality local services
and an environment to cherish, and aims to reflect the local culture of
South Hams ensuring the promotion of equality and diversity. Once
adopted (in September 2006) it will replace the existing and adopted
Community Strategy 2003 £ 2006.

Both the South Hams and the Plymouth Sustainable Community
Strategies are based around similar themes addressing needs
identified by their communities for improved well-being. The integration
of these Sustainable Community Strategies will be important to ensure
cross boundary community planning at Sherford.

The emerging South Hams Sustainable Community Strategy 2006 +
2011 develops further the key themes identified within the adopted
Community Strategy, namely;

a) Affordable homes

b) Competitive local economy

c) Community vibrancy

d) Quality built and natural environment

The Local Development Framework will be a key mechanism for

delivering the land use objectives of the South Hams Sustainable
Community Strategy 2006 = 2011 and the Sherford AAP directly

addresses its key themes.
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3.

CROSS BOUNDARY ISSUES

Joint Working

3.1

3.2

3.3

Because the boundary between South Hams and Plymouth cuts across
the site of the new community (and its infrastructure links), there are a
number of issues which needed to be resolved between Public
Authorities including South Hams District, Plymouth City and Devon
County Councils together with other public service providers.

The draft local plans prepared by South Hams and Plymouth in 2002
sought cross-border co-ordination of major developments inside and
outside the city, for example, in relation to mineral and public transport
issues. Major developments such as those proposed at Sherford and
Plymstock Quarry can together combine to deliver key elements of
cross-border infrastructure, including transport, recreation and social
infrastructure.

Several joint studies have been commissioned within the sub-region as
part of the strategic work underpinning the new community proposal.
These have demonstrated the commitment which exists between
public authorities and other public bodies within the sub-region to
securing a strong and sustainable partnership approach to the issues.
The findings of these studies have informed the preparation of the
Sherford AAP. The studies have included:

a) A Housing Needs Survey (1998) of Plymouth and South
Hams and an update to this survey (2002), jointly
commissioned by South Hams District Council, Plymouth
City Council and the Housing Corporation and carried out by
Opinion Research Services (ORS).

b) Housing Market Assessment (incorporating a Housing
Needs Survey) was jointly commissioned by South Hams
District, Plymouth City, West Devon Borough and Caradon
District Council and is currently being undertaken by David
Couttie Associates. Initial results were delivered in late May
2006, and the full report is expected to be published in early
September 2006.

c) A Transportation Study jointly commissioned by Devon
County Council, Plymouth City Council, South Hams District
Council and the Highways Agency and carried out by
Buchanan's (2002).

d) Eastern Corridor Study (2006) was commissioned by
Plymouth City Council and builds on the previous work
commissioned in the Buchanan Study. The study considers
the range of public transport options to serve the corridor,
and in particular a HQPT route connecting Deep Lane
junction on the A38 through Sherford to the A379 and on to
Plymouth City Centre. The study was carried out by Faber
Maunsell.

16



3.4

3.5

3.6

3.7

e) A Study into Planning for Quality of Life in a Sensitive
Rural Environment jointly commissioned by South Hams
District Council and the Countryside Agency and carried out
by the Planning Co-operative (2002).

f) Plymouth Eastern Corridor Urban Fringe Countryside
Study (2006) was commissioned by a partnership between
Plymouth City Council, South Hams District Council and the
National Trust and largely funded by the Countryside Agency
and the Forestry Commission. The study sets out a vision
and a management plan to co-ordinate the planning and land
management of the eastern urban fringe between Plymouth
and the South Hams. It advises how new development,
recreation, conservation and agriculture can be effectively
co-ordinated within the area. Interim results were prepared
in May 2006 and the final report is expected to be published
by September 2006. This work is being carried out by LDA
Design.

Joint working has progressed in relation to the provision of housing,
transport infrastructure, public transport, education and libraries, sport
and recreation, health and social services facilities and on waste
management, environmental and ecological issues. Significant
progress has been made on these matters particularly through the EbD
process. The outcomes of this joint working have been fed into the
Submission stages of both the Sherford and North Plymstock AAPs.
Such matters will also need to be considered as part of the Planning
Application process.

The Cross Border Strategy (Diagram 2) illustrates the cross border
nature of the Sherford proposal and the importance of the cross border
approach adopted between South Hams and Plymouth in order to
deliver the required infrastructure provision. Due to the larger part of
the Sherford proposal lying within the South Hams a planning
application relating to Sherford will be handled by the South Hams
District Council as the lead planning authority. However both Plymouth
& South Hams will have responsibility to determine the application.

Diagram 3 is an illustrative map showing the amalgamation of both
South Hams and Plymouth City Councils proposals for Sherford.
Diagram 4 is the Sherford AAP Proposal Map for the part of Sherford
which falls within the South Hams administration boundary and is found
on page 72.

As in accordance with PPS1 "Sustainable Development', positive and
extensive pre-application discussions have taken place between the
local authorities and the developers. This has helped to ensure a better
mutual understanding of the Sherford vision and the opportunities and
constraints that exist. In the course of these discussions proposals
have been adapted to ensure that they will be sustainable, deliverable,
responsive to community aspirations and concerns and that when the
application is submitted it will be accompanied by all the required
assessments and strategies, which require approval by the Council.
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INSERT DIAGRAM 3 — SHERFORD AND NORTH PLYMSTOCK CROSS
BORDER DIAGRAM
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INSERT DIAGRAM 4 — JOINT ILLUSTRATIVE SHERFORD MAP (to
follow)

4, LOCATION
Site Description

4.1 Development within the Plymouth area is severely constrained by
national and strategic designations, river valleys and mineral resource
areas. The Sherford location is, unusually for the area, largely free of
strategic and local constraints.

4.2  The Sherford new community proposal is located four miles by road
from the centre of Plymouth and is in close proximity to the major
strategic employment site at Langage, which includes 25 hectares of
proposed employment land in the adopted South Hams Local Plan with
a further extension of 17 hectares under consideration. The Sherford
new community site is bounded by the A38 to the north and Elburton
and Plymstock to the south.

4.3  The land comprises a shallow basin largely enclosed by the
surrounding landform with slightly higher ground to the north running
up to the A38. With substantial woodland to the south and east of the
site, it forms a distinct and visually self contained area, giving a strong
sense of enclosure to the site. There are slopes within the valley of
varying steepness and orientation making the landscape interesting
and complex.

4.4  The development site comprises approximately 415 hectares of land,
of which approximately half will be dedicated to the community park.
The land is mainly farmed, with both pasture and arable fields and
some individual stands of trees generally along the line of the valleys.
Field sizes and shapes are irregular, reflecting the contours and the
varied shape of the land. There are some well established hedges with
mature hedgerow trees. However, the tree cover generally is less than
that found in most of the South Hams.

4.5 A detailed site audit was produced as part of the Structure Plan EIP
(‘Participants Document + PD1, The Sherford Valley + A Sustainable
New Community for the South Hams'), and can be viewed on the
Council's website.

Opportunities and Constraints

4.6 The EIP PD1 document demonstrated that the Sherford area is
relatively free of constraints and concluded that it was the most
sustainable and best location to deliver a new community. The
landscape is more open than much of the South Hams and only
relatively minor issues were identified relating to biodiversity,
archaeology and general environmental assets, all of which are
expected to be addressed and suitable mitigation measures proposed
within the Environmental Impact Assessment. The area relates well to
the rest of Plymouth, including the employment growth area of
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4.7

4.8

4.9

4.10

Langage and two key radial routes into the city, and is well-placed to
accommodate potential further growth. Since PD1 was prepared, more
detailed investigations have continued.

Due to the shape of the Sherford Valley there are limited areas liable to
flooding within the site. These have been identified and excluded from
the developable area. There are also significant concerns to be
addressed to ensure that water quality is safeguarded. In particular,
the water quality of the Yealm Estuary which is classified as a Site of
Special Scientific Interest (SSSI) and Special Area of Conservation
(SAC), must not be compromised by the development. The
topography of the site also lends itself to local sustainable drainage
solutions.

The Sherford site contains the eastern extremity of an outcrop of
limestone which has been, and continues to be, extracted from the
Plymstock (now disused), Moorcroft and Hazeldene quarries to the
west of the site within Plymouth. In addition, there is an inactive but
extant planning permission for limestone extraction at Sherford Quarry
within South Hams. The limestone resource is designated as a Mineral
Consultation Area within the adopted Devon County Minerals Local
Plan (2004). The requirement for development at Sherford has created
the need to balance the long-term exploitation of the mineral resource
with the need to achieve a sustainable new community. The County
Council concluded that the presence of limestone on the Sherford site
was not an absolute constraint. Furthermore, the local planning
authorities have concluded that the opportunity exists within the wider
area to protect and maintain a very long-term mineral resource without
compromising the sustainability of the new community (focussed upon
walkable neighbourhoods, well related to Elburton and Plymstock to
the south). This has released an area of minerals for the development
of the new community. This approach has been endorsed by the
Minerals Planning Authority (Devon County and Plymouth City
Councils) and by the minerals operator.

Since the first EbD workshops took place in 2004, surveys have been
undertaken and shown that the area provides foraging and commuting
environments for a number of bat species. In addition protected bat
species have been found roosting within kilns at Sherford Quarry and
in buildings elsewhere on the site. This has prompted further analysis
and investigations between The Prince's Foundation, English Nature
and other agencies to ensure that that the principles of the evolving
EbD Town Plan are not compromised and the bat environment can be
protected effectively.

The shape of the valley and the overall land available for development
provides the opportunity to create not only environmental mitigation but
also local enhancements, benefiting a wide range of community
interests.
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5.1

5.2

VISION

The challenges of addressing sustainability have led the government to
adjust town planning from a purely land-use approach to one that
addresses the use of not only land but also the interaction of the
activities upon it. This Vision for Sherford and the following chapters
therefore take a holistic approach to the development of the new
community and do not just seek to deliver the quantity of buildings
required. This means that people are the focus of the vision, not just
the functions of the town. The AAP and the subsequent Masterplan
must seek to facilitate the richness and diversity that create a strong
and healthy community. Sherford should be “a Place for Life” where
people choose to live, work and spend their leisure time now and in the
future. This is the challenge to all parties involved in the process.

The original Devon Structure Plan vision for the development of new
communities was founded around sustainable development principles
and high standards of design. As the proposal for a new community at
Sherford has developed the strategic vision has been explored in more
detail. The South Hams Local Plan (first deposit version £ January
2002) referred to the desire to create a ‘flagship development of a
mixed and balanced community, leading the way in sustainable
technology, encouraging environmentally and socially
responsible lifestyles and improving the quality of life’.

The South Hams District Council’s Quality Vision for the Sherford
New Community is:

a) A sustainable development delivering an excellent quality of life,

within a well designed high quality environment.

b) A strong and healthy community, not just a dormitory suburb.

C)

A high quality new community, with good locally distinctive design.

d) A mixed use development, prioritising affordable homes, local job

opportunities and a full range of community facilities from the outset.

e) Safe and convenient movement, incorporating a high quality, high

f)

9)

h)

capacity public transport system from the outset.

Clean, attractive, high quality public spaces throughout the
development, including a large scale community park forming the
eastern boundary.

Responding to the challenges of climate change' and the need for
sustainable development and maximising the opportunities for
sustainable lifestyles.

Development which meets the housing needs of the Plymouth sub-
region which cannot be accommodated within the city boundary, and
the needs generated from within the South Hams.

5.3

To achieve this vision the society, economy and environment must all
be treated as equally important elements. In particular the holistic
approach requires each element to be subordinate to the overarching

22



5.4

5.5

vision. Thus choices will need to be made at every level. Each choice
should serve the whole and advance it towards the exemplar and not
just serve one topic at the expense of others. For example the very
best transport option might unacceptably compromise social,
environmental or economic objectives and would need to be modified
in this light. This is the challenge to all stakeholders in order to achieve
the overarching vision. A partnership approach is therefore essential.

Cross-border community involvement has been extensive, both
through events such as EbD workshops early on in the development
process, at subsequent specialist workshops and public exhibitions and
structurally through regular meetings of The Community Steering
Group. These pro-active and valuable arrangements have helped to
explore the vision further, embracing concepts such as localism,
diversity, inclusiveness, safety, energy efficiency, community identity
and ownership and individual participation and have contributed
significantly to the emerging proposals. The aspiration to create a
flagship new community to be proud of is increasingly widely shared
and undiminished.

In order to achieve this vision, development proposed for the new
community at Sherford has been guided by a set of principles centred
on the maximisation of social, economic and environmental
sustainability principles and design quality. These are addressed in
detail in the next chapter.
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6.1

6.2

6.3

DEVELOPMENT OBJECTIVES AND PRINCIPLES

Strategic objectives for the development of Sherford are set out on
page 30 of the Core Strategy. The performance of policies within the
Sherford AAP will be measured against these objectives to provide a
framework for monitoring and evaluation. Core Strategy Policy CS5:
Sherford New Community provides the strategic policy framework to
ensure the delivery of high quality, locally distinctive, sustainable
development.

In order to achieve the quality vision for Sherford which will produce an
exemplar development form the following principles are foundational:

a) traditional urbanism

b) responsiveness to landscape character,

c) local distinctiveness

d) accessibility to facilities (walkability)

e) and a balanced and self-sufficient community

Walkable neighbourhoods where key education, transport, shopping
social and recreation facilities, employment opportunities are within
convenient walking distance of every home, are fundamental to the
creation of a sustainable new community. It is also important that a
distinct urban/rural edge is created to prevent sprawl to the east of the
development. This is not to cut the development off from other areas,
but to maintain the sense of place, and structure of the community.
This approach is fundamentally different to previous trends of building
housing estates on the outskirts of towns, lacking in amenities and
outside walkable neighbourhood boundaries.

Key Development Principles

6.4

The Sherford AAP develops these principles further and identifies the
key principles for the design of the neighbourhoods within Sherford.
Each neighbourhood should;

a) Provide for the daily needs of its community (such as access to
local shops, post office, children's play areas, bus stops and open
space) within a 5 minute walk or short public transport journey.

b) Be compact and pedestrian friendly, providing a focus for
community life.

c) Provide a variety of mixed dwelling types and tenures within mixed
use areas which will accommodate a socially diverse and balanced
community.

d) Locate civic and commercial activity within the heart of the
neighbourhood, rather than in single-use, isolated, car dependent
locations.

e) Provide a basic structure of interconnected public streets, squares,
greens, open spaces and parks that provide a continuous and
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6.5

6.6

varied public realm, overlooked by buildings that provide natural
surveillance and contact from those living and working inside, and
which are linked by green ways to the community park that forms
part of the wider structure of open space for the region.

f) Make a clear distinction between public space and private space
providing an essential balance between community and privacy.

g) Ensure public transport is built-in, and made viable by the location
of mixed uses and appropriate higher densities close to the public
transport stops.

h) Acknowledge and accommodate the presence of cars, but design
streets to avoid excessive speed, traffic volumes and air pollution in
order to protect pedestrians, cyclists and people with impaired
mobility.

Sherford is being planned and designed at a time when the world
community is increasingly concerned with ‘climate change'. Itis our
responsibility to carefully plan the way we live so as not to prejudice the
well-being of future generations. In this respect the key consideration
is carbon dioxide emissions and how these can be reduced
substantially. Sherford needs to respond to that challenge and the
design must therefore achieve the following objectives:

a) Minimise the need to travel by private car;

b) Maximise opportunities for alternatives * foot, bicycle and public
transport;

¢) Minimise the overall need for travel by maximising community self
sufficiency and accessibility to daily needs;

d) Maximise energy efficiency and building performance, including
utilising new ways to influence the design and construction of future
buildings;

e) Maximise opportunities to generate renewable energy and heating
resources for the benefit of the community;

f) Provide for efficient waste management and minimisation;

g) Enhance biodiversity in order to create a positive gain over and
above the current position;

h) Promote healthy living and opportunities for sport and recreation
and

i) Maximise the sustainability of construction and the opportunities for
sustainable lifestyles.

Communities from the past have shown us the underlying principles
required to make a sustainable community. These principles have been
incorporated into the Sherford Town Plan, and include:

a) Streets which are laid out on a grid or network, providing several
routes to every destination with a range of different street types
depending on the location and role that the street plays in the
hierarchy of routes, where pedestrians, cyclists and drivers are
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6.7

b)

c)

d)

made equally comfortable. This distinction will assist the legibility of
the community.

Neighbourhoods which connect seamlessly but are limited in size,
so most people live within a 5 minute walk of a neighbourhood
centre, where daily needs are provided for, and locals and passers-
by interact. Traffic is invited into the centre but it is managed for the
pedestrian and cyclists. Buses pass through efficiently.
Neighbourhood density is variable but generally increases from
edge to centre.

Buildings which are adaptable and suitable for mixed use. A
mixture of small and large houses, outbuildings, apartment
buildings, shops, restaurants and offices, all compatible in size and
massing.

Civic and community buildings that are placed on squares and at
key junctions in the heart of the neighbourhoods making them
accessible but also recognising their role as landmarks.

Streetscape qualities and features such as continuous footpaths,
street proportions, street trees, building orientation and setbacks
which are designed to encourage people to walk cycle and drive
safely; these elements are brought together through the use of
design codes.

Additional principles for good community making have developed in
line with the more contemporary view of the sustainability agenda, and
have been incorporated into the Sherford Town Plan, and include:

a. Prioritisation of walking, cycling and regular, high quality and
efficient public transport, supported by a Sustainable Travel
Organisation which will promote a range of innovative measures
including, personalised travel planning and a travel planning
website to help to support and change travel behaviour.

b. Early engagement of residents and other stakeholders within the
planning and design process and the future management of
community resources.

c. Conserving and enhancing valuable local biodiversity wherever
possible.

d. Developing strategies which optimise energy conservation,
reduce energy demand and maximise the generation of energy
and space heating from renewable sources on site or locally.

e. Public parks, school sites and wetlands and other open spaces
should be managed to conserve and enhance biodiversity,
whilst maximising recreational use, environmental learning, civic
involvement and community development opportunities. This
connects residents to each other and to the place in which they
live, reinforcing a sense of place' and deepening their
commitments to and support of their community.
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f. Sustainable funding of management and maintenance to ensure
a high quality public realm.
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7 SHERFORD NEW COMMUNITY PROPOSALS

7.1

The quality vision for Sherford is underpinned by a range of aims and
proposals which combine to ensure the delivery of a high quality,
sustainable, mixed use new community. The most significant elements
of this are set out in the policies below. Sherford must display a high
degree of self-sufficiency, providing for a wide range of its residents
and users requirements. It should also be recognised that some higher
order facilities and services are not viable in communities of this size
simply because the population will not be large enough to support
them. Instead these will be accessed within Plymouth.

STRATEGY

7.2

7.3

Aim: To deliver the vision for Sherford and the strategic requirement of
the Devon Structure Plan, and its successor the Regional Spatial
Strategy, for a new community phased in tandem with all necessary
associated community infrastructure.

The areas for the development of a new community, the distribution of
elements within and around it and the general area of potential future
growth are shown on the illustrative Sherford Plan which covers the
whole proposal in both South Hams and Plymouth. The specific
Policies and Proposals for that part of Sherford contained within the
South Hams are set out in the Sherford AAP Proposals Map. For more
details of the proposals within the Plymouth boundary see the North
Plymstock AAP published by Plymouth City Council in July 2006 (see
www.plymouth.gov.uk).

Policy SNC1 — Strategic Requirements:

The site at Sherford to the south west of the A38 Deep Lane

junction, as shown on the Sherford Area Action Plan Proposals

Map, is proposed for the major mixed-use development of a
sustainable new community.

The development of a new community at Sherford must satisfy the

following key requirements:

1) Be built according to a comprehensive Masterplan (to deliver
approximately 4,000 dwellings by 2016 and further growth to
5,500 dwellings by 2026) achieved through detailed
involvement of key stakeholders leading to the early approval
and implementation of an appropriately phased
comprehensive development;

2) Provide atown centre and three neighbourhood centres to
create a clearly structured development. These centres are
located to maximise access to a centre for all Sherford’s
residents, with at least 80% of all dwellings to be within a 5
minute walk of a centre.

3) Achieve, at each phase of development, a high degree of self
sufficiency for the community (including early provision of
infrastructure, services, facilities, retailing, employment and
community support) and a mix of uses which avoids the
segregation of land uses and consequent pressures for
unsustainable modes of movement;
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4) Form the easterly extent of development in the area along the
bottom of the Sherford Valley (subject to appropriate
environmental and flood protection setbacks from the
streamway);

5) Be designed to allow any future growth at Sherford (beyond
5,500 dwellings) to be in a westerly direction towards
Plymouth;

6) Be well related to Plymouth, Plympton, Plymstock, Elburton,
Brixton, Ivybridge and the nearby villages of the western
South Hams. In particular to have good sustainable transport
links and a mutually supportive range of services and
facilities, whilst retaining its own identity and not coalescing
with adjacent development;

7) Provide the following economic land use mix;

a. Retail and associated service uses of about 16,800m2
(180,000ft?)

b. Commercial and employment uses of about
67,000m2(720,000 ft?)

8) Create and sustain a high quality of community life within
Sherford whilst not undermining the quality of community life
in neighbouring communities;

9) Deliver an appropriate body to manage the community assets
for the benefit of the community, promote sustainable living
and support social networks within Sherford and with its
neighbours (this will be through the actions of the Community
Trust or a similar body) and demonstrate that sufficient
sustainable sources of funding are available or can be
generated to ensure the long term management and
development of the community and its assets.

SUSTAINABLE DEVELOPMENT

7.4

7.5

Aim: To achieve, at the planning, development and operational stages,
a new community which exhibits current best practice in sustainable
development (social, economic and environmental) and sustainable
construction techniques whilst significantly reducing impact on climate
change and responding to the design issues raised by predicted future
changes in local climate.

Sustainability is an overarching principle which needs to be firmly
embedded in the development of Sherford. Sustainability is a key
driver in influencing the proposed layout and securing the high degree
of self-reliance required of the new community. A Sustainability
Checklist will need to set out all the aspects of sustainability which are
to be addressed by the proposal. This Checklist will accompany the
Masterplan and will guide every element of the design and the
development of the strategies required to deliver the development and
will accompany the Masterplan including:

a) Energy - including energy conservation, usage and renewable
energy generation
b) CO, emissions/climate change mitigation
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7.6

7.7

7.8

7.9

c) Response to the challenges of climate change

d) Resource usage, in particular minimising the use of non-renewable
resources

e) Waste minimisation, reuse, repair, recycling and management

f) Air quality/noise/light and other forms of pollution

g) Water conservation/quality

h) Drainage and flooding including SUDS and flood attenuation

i) Sustainable construction

j) Maximising the use of local materials

k) Lifespan/durability and building efficiency

I) Adaptability of use, mixed use and live/work

m) Efficiency of land take/density

n) Biodiversity conservation and enhancement

0) Access to local amenities/neighbourhood connectivity and vibrancy

p) Sustainable movement especially promoting alternatives to car incl.
walkability, cycling, permeability and public transport enhancement

g) Factors affecting health, safety and well-being

r) Community development and involvement including a strong
community identity and spirit encouraging individual participation in
community life

s) Means of encouragement and support for sustainable healthy
lifestyles, including information and education

t) Long term arrangements for support and management of
community development, facilities and services (incl. Community
Trust)

The Sustainability Checklist will identify the sustainability objectives
that have influenced the design approach and the shaping of the
development strategies; and ensure that Sherford is truly sustainable.
The planning application will demonstrate how a high quality exemplar
development can be delivered, including recommendations for
necessary conditions, relating to a wide range of issues

An independent Sustainability Appraisal on the submitted proposal will
be required and this will be conducted by the Building Research
Establishment (BRE) (this approach has been agreed by the
developer). This Appraisal will review the sustainability merits of the
overall scheme both during construction and when completed. The
Appraisal could then be used to measure how the development
compares to other large developments already tested under this
scheme.

Construction should be efficient, sustainable and durable.
Opportunities to maximise the level of undercover pre-fabricated
manufacturing should be investigated to reduce costs and waste and to
improve the speed of implementation. Wherever commercially viable
undercover pre-fabrication and manufacturing of components should
take place on the Sherford site and avoid the generation of excessive
numbers of long distance trips for haulage of components.

All aspects of the development will have to anticipate and respond to
the challenges of climate change. In part this should be in the form of
reducing CO; production to reduce impact on climate change.
However, the design and construction of buildings should also reflect
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7.10

7.11

7.12

7.13

7.14

7.15

likely climate changes and in particular milder wetter winters and hotter
drier summers with an increased frequency of extreme weather
conditions. Average temperatures are predicted to rise by as much as
2 °C over the next 50 years, giving south Devon a similar climate in
summer to southern France today. If this is not taken into account the
rise in demand for electrical air conditioning appliances will wipe out
any energy efficiency gains made in design and build.

Carbon emissions and energy demand

If the dwellings at Sherford were built to the new 2006 Part L Building
Regulations standards, the total energy consumption for 5,500 homes
would be approximately 72,360,000 kWh/year and an approximate, in
use, carbon footprint of 18,284 tonnes per annum.

The proposed dwellings at Sherford will therefore need to be designed
and constructed to have better thermal insulation properties than those
which meet current Part L regulations. As such, they will require less
space heating and will target a minimum 30% improvement on the
KWh specified under Part L and a minimum 25% reduction in the
carbon footprint.

The Sherford development will look to further improve energy efficiency
and carbon emissions through a strategy of incremental improvements
over four phases of development.

The strategy for the 1st phase of dwellings (0 to 1000 units) will ensure
the practical delivery of 500 units per annum and a minimum of 25%
carbon reduction below 2006 Part L standards. The proposed
Research and Development facility (a joint Developer / University
initiative) will begin working on improving the building technologies
required to reduce energy consumption and carbon emissions from the
initial phase. New technologies from this facility will be tested at
Sherford and implemented as widely as possible in the development
when they have been proven to be viable on both a commercial and
volume basis.

By the 2nd phase (1001 to 2000 units) the renewable energy strategy
should be in place with wind turbines located in the community park.
This facility should provide between 53% to 90% renewable electricity
contributions to the site with building embedded renewables providing
a further 12% to 25% contributions towards domestic hot
water/heating. At this stage the dwellings should be achieving a
carbon footprint of a minimum 35% below 2006 Part L standards.

By the 3rd phase the dwellings should be achieving a carbon footprint
of a minimum 50% below 2006 part L standards.

For the 4th phase and beyond the dwellings should be achieving a
carbon footprint at least 60% that of 2006 part L standards.

For non residential buildings it is anticipated that similar carbon
reductions will be met for each phase.

In addition to the carbon savings via the macro energy strategy,
embedded renewables and fabric improvements, there will be further
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opportunities for substantial carbon offsetting from the development via
a program of tree planting in the community park.

Policy SNC2 — Sustainable Development

In order to ensure the new community embodies social, economic
and environmental dimensions of sustainable development the
following elements will be required:

1) A Sustainability Checklist to be prepared and agreed with the
Council to guide the incorporation of sustainability into the
design, construction and operation of Sherford and to embed
the principles of sustainable development within the
Masterplan and Delivery Strategies;

2) An independent Sustainability Appraisal of the proposals to
accompany the planning application;

3) Development to be environmentally sustainable through the
minimisation of non-renewable resource usage; reducing
demand for energy and maximising the utilisation of
renewable resources (including energy);reducing water usage;
minimisation of waste and pollution;

4) Design of the development to enhance and protect the local
and global environment, in particular by minimising CO;
production at every stage and in every process of
development and operation. The design of features and the
layout of the development should promote energy
conservation;

5) To ensure high standards of sustainable construction all
buildings should be subject to a Building Research
Establishment BREEAM assessment and achieve a rating of
Excellent with all dwellings to achieve an EcoHomes rating of
Excellent (or the use of suitable and equally rigorous
alternative assessments);

6) The proposed buildings at Sherford including all dwellings will
be designed and constructed to have high thermal insulation
properties, meeting a minimum target of 30% improvement on
the KWh specified under 2006 Part L Building Regulations
standards and a minimum reduction in the carbon footprint of
25%. Progressively more challenging targets are set for later
phases of development in accordance with the table below:

Carbon Reduction Targets for dwellings at Sherford

Phases Carbon target for Carbon reduction target
dwellings kg/ m?/pa compared to 2006 Part L

1 (0to 1000 dwellings) 25 25% minimum for phase 1
2 (1001 to 2000 dwellings) 25— 20 35% minimum for phase 2
3 (2001 to 3000 dwellings) 20 - 18 50% minimum for phase 3
4 (3001 plus dwellings) 18 — 11 60% minimum for phase 4
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DESIGN

7.16

7.17

7.18

7.19

Aim: To create an exemplar urban extension that meets the needs of a
sustainable 21° century community, which is architecturally distinctive,
informed by current best architectural and urban design practice and
draws upon local distinctiveness and local identity, being set within and
responsive to a rural setting and becomes a town which is cherished,
prosperous, and vibrant with a strong sense of place.

Sherford is well placed to fulfil all the requirements of Core Policy CS8
and the following Objectives and Policy expand upon this Policy. In
particular the adoption of a Design Code approach will allow the Town
to develop according to a set of guiding principles and instructions
which will give confidence to all stakeholders and bring appropriate
levels of consistency and variety to Sherford over a long development
period whilst assisting to streamlining the planning process.

Sherford needs to demonstrate the highest quality of design which
respects the local identity, local distinctiveness and character of the
site and its surroundings in order to protect and enhance the built and
natural environments. A development of this size and substance
allows for the rediscovery of local identity through the design of streets
and public spaces as well as in the construction of buildings. The EbD
began this process with the production of a draft pattern book for this
part of Devon. This work will be developed further and taken forward
into a Design Code to guide house builders and commercial
developers.

In order to secure the commitment to high quality design for Sherford, a
Design Strategy will need to be prepared by the developer. This will
accompany the outline planning application and will be derived from
the principles set out in this document together with the work of The
Prince's Foundation through the EbD and technical workshops, the
design policies of the LDF Core Strategy, and relevant content of
earlier South Hams Supplementary Planning Guidance as well as
employing best practice standards in urban design and placemaking.
Particular reference should be made to achieve the principles
contained within “By Design' Urban Design in the Planning System
Towards Better Practice” and “Secured by Design”

Design Codes

7.20

A code is an operating system to turn the Sherford Masterplan into
reality. It will give a vision, a language and a set of instructions for how
Sherford should be designed and built. It will play a pivotal role in the
development process and will serve as a mediating document. The
developer must prepare a Design Code for Sherford which will need to
be approved by the Council. The Design Code will be made up of two
parts + the Town Designh Code and subsequent Detailed Design
Codes. All development interests must respond to and be judged by
their willingness and ability to adhere to the code. Key features of the
Design Code are:
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a)
b)

c)

d)

e)

)
9)

h)
i)

An agreed set of rules - the code offers a degree of certainty that
conventional processes fail to do.

Physically based with the emphasis on supporting good
development rather than fighting bad development.

Agreed by all stakeholders well in advance of any detailed design,
planning submissions or implementation processes. As such, it
must be understandable to all interest groups.

Sets clear objectives with ways of achieving them, yet it is flexible to
individual responses where and when appropriate.

Written in a way which is easily understandable and provides
balance between certainty and flexibility It is the key document
through which the implementation process is constantly fed,
checked and reviewed, possibly by a design panel.

Addresses layout, public space, street structure, building types,
massing, uses and landscaping.

Emphasises the importance of local distinctiveness, locally sourced
materials and local identity

Controls the materials, colours and construction methods.

Sets minimum requirements. Exceptional situations requiring
unique interpretations can be expected. A review process
assesses carefully such specific circumstances and strives for
development solutions that best promote the spirit, intent and
purpose of the Code.

Design Objectives.

7.21 Sherford has, and will continued to be designed with consideration of
the key features and objectives contained within "By Design Urban
Design in the Planning System: Towards Better Practice,” Safer
Places, the Planning System and Crime Prevention, Secure by Design
and Core Policy CS8.

7.22

Designs for the new community are to take into account the following;

1)

2)

Character - a place with a strong sense of identity which is to be
derived from the distinctive combination of the local culture, setting,
structure, and patterns of development.

a) The pattern of buildings within the body of the community is
to positively contribute towards the character of the
town, respond to the wider local context and have an
appearance of being well integrated into the wider landscape.
b) Spaces and activities within the town are to contribute towards
the development of local distinctiveness by enhancing aspects
of local life.

Continuity and Enclosure - a place where public and private
spaces are to be clearly distinguished and well defined by buildings
structures and landscape.

a) Boundary treatments, continuous built frontages, window and
door arrangements, natural features, and attention to detail is to
define a safe and attractive public environment and secure
private realm.
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3)

4)

5)

b) Building designs and landscape elements will have regard to the
degree to which they overlook and overshadow other buildings
and spaces and positively relate to the widths of the spaces onto
which they face or are positioned within.

Quality of the Public Realm - a place that has an accessible and
attractive public realm that is well used, overlooked, detailed, and
connected.

a) Attractive public routes and spaces will be accessible for all
social groups and are to create valuable habitats for a variety of
wildlife.

b) The relationship between the public realm, rooms and entrances
within residential buildings, should be designed to provide both
privacy for the occupants and surveillance and activity on the
street.

c) The materials, plantings, surfaces and details to be used will be:
well designed, durable, capable of maintenance and
sympathetic repair, fit for purpose, and have reference to local
culture, traditions, and craftsmanship and where possible
selected from renewable sources and be of low embodied
energy.

Ease of Movement. - a place that is safe, convenient, convivial,
and easy to get to and move through.

a) A well defined and logical hierarchical network of streets, routes
and spaces will connect locally and more widely, will be
designed to be safe, encourage walking, cycling, casual
interaction, and low traffic speeds.

b) Traffic speeds will be managed primarily by the arrangement of
buildings, landscaping, spaces and activity within the public
realm.

Legibility - a place that has a clear image, is easy and logical to
understand and recognised by a variety of users.

a) Key landmark features, spaces, points of reference and details
will have appropriate visual emphasis and treatment and play a
part in developing a strong legible image, which will reinforce the
character of the area.

6) Adaptability - a place that can adapt easily, meeting the changing

needs of the community over time.

a) Adaptable buildings and spaces will meet the needs of the
community for this and future generations, and will be able to
respond positively to existing and future social, economic,
technological and climatic conditions without the need for
substantial demolition and alteration of the fabric of the town.
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7

Diversity - a place that offers variety and choice, with a successful
mix of uses, spaces and building types throughout the community.

a) Variety of building type, design, and setting within groupings of
buildings is to create socially mixed and mixed use communities
that positively interact with each other and meet the varied
lifestyles and choices of different social groups.

b) The appearance of social housing will be indistinguishable from
housing designed for the open market (‘tenure blind') and will be
distributed throughout the town.

Policy SNC3 - Design

In order to secure the commitment needed to achieve the high
quality design objectives which are fundamental to the delivery of a
sustainable new community the following elements are required:

1)

2)

3)

4)

A Design Strategy is to be prepared by the developer in
conjunction with the Council and other stakeholders and is to
accompany the outline planning application;

Two tiers of Design Codes will be required to provide a
framework within which detailed design work can occur.
These are to be referred to as the Town Design Code and the
Detailed Design Codes. These codes will be monitored and
reviewed jointly by the developer in conjunction with the
Council, and other stakeholders at appropriate times to reflect
performance, changing circumstances and lessons learned
through the progression of development at Sherford;

The preparation of an overarching Town Design Code that
provides a broad level of instruction that is appropriate to
identify the key design characteristics of Sherford. The Town
Designh Code must be submitted as part of the outline
application for the whole development and will form a key
element in the consideration of the application;

The preparation by the developer in conjunction with the
Council, and other stakeholders, of Detailed Design Codes
that are topic or area specific and will relate to the key
characteristics of atheme or place and which flow from and
interpret the overarching Town Code. Such Detailed Design
Codes must be submitted to and approved by the Council
before the submission of detailed applications for the topic or
area specified.

COMMUNITY FACILITIES

7.23 Aim: To provide associated physical and community infrastructure to
support the needs of a newly establishing and diverse population, with
opportunities for growth and changes as the community develops.

7.24

The levels and range of community facilities required is a function of
the size of the population of Sherford and of the aims to deliver a
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7.25

7.26

7.27

7.28

7.29

sustainable community. The proposal is to develop a new community
of 5,500 homes over a development period which will probably
conclude in about 2021. However, expansion of Sherford is anticipated
in the emerging Regional Spatial Strategy and it would be unwise to
create facilities which cannot respond to the growing needs of Sherford
beyond the current planned size, either by in situ growth or by
additional locations.

Some of these facilities will also help to extend the range of facilities
available to neighbouring communities in surrounding areas of
Plymouth and the South Hams.

It is important that the range and scale of facilities provided at Sherford
should not have an unacceptable impact on existing facilities except
where this leads to improvements in overall provision and encourages
more sustainable travel patterns.

It will be important for these facilities and services to be delivered at
appropriate phases within the development programme to provide
adequate support for residents (which will be prescribed within the
phasing strategy). This will ensure sustainable lifestyles and
movement patterns are established at the earliest possible stage as the
community develops.

A Community Services and Infrastructure Strategy for the delivery of
these facilities will be required from the developer. This will include
clarification of phasing, temporary uses of unused elements of
underutilised facilities, interim siting for early provision of services and
facilities, dual use of facilities (e.g. school facilities designed for full
community use on a time or space share basis), and arrangements and
provision for community development, community governance and a
community trust (or other appropriate body).

A full range of services and facilities for community welfare and self
sufficiency appropriate to a town of at least 12,000 population are
required to be built (or funded) in a sustainable form by the developer
for the community at Sherford. Whilst the majority of these services
and facilities are included within the spatial Policies of SNC4 and
SNC11 + 14 they can be summarised as follows;

Facilities to be located in the town and neighbourhood centres should
include:

a) A secondary school for 825 pupils (the number expected to be
generated by Sherford, but capable of expansion should
Sherford grow beyond 5,500 homes) with associated playing
fields and other required sports facilities (7,900sq m and 7.2ha);

b) primary schools each for 420 pupils, with a pre-school and
Educare facilities (joint education and social services provision
for children), and associated playing fields (2,300 sq m and 1.9
ha);

c) The facilities at the all of the school sites (including the playing
fields and sports facilities) should also be made available for use
by the whole of the Sherford community;

d) A library, possibly within the town hall (600 sq m);
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7.30

7.31

7.32

e) A youth centre (700 sq m);

f) A health and social care centre (of up to 7,000sg m) (including
provision of GP and dental practices, primary care services and
a range of in-patient, outpatient, diagnostic and therapy services
and a base for social services and mental health teams),
incorporating a children's centre(additional 830 sg m) with
associated ambulance service facilities;

g) A town hall incorporating meeting spaces, facilities and offices
for community development, governance & management and
also for community activities and voluntary services;

h) A police station in a shop front unit (600 sq m);

i) A site for at least one dedicated place of worship (600 sq m) and
0.5 ha);

i) A community theatre/cinema as a shared facility within the
Secondary School;

k) A number of public houses (at least one in each
town/neighbourhood centre).

Facilities to be located in the mixed use neighbourhoods should
include:

[) Allotments (4ha);

Facilities to be located within or adjacent to the Community Park
should include:

m) A minimum of one café / shop;

n) A minimum of one public house;

0) A club house/ changing rooms associated with sports pitches;

p) A re-use /repair/recycling and composting site;

) A depot for maintenance of public spaces within the town and
the community park;

r) A cemetery / memorial garden;

s) Allotments (any residual of provision not located within the
neighbourhoods).

South Hams and West Devon PCT has indicated its intention to
develop General Practitioner and Primary Care Services, such as
Health Visiting and District Nursing, in the first instance for the local
population, as people move into the new community. In addition,
Dental services, a Pharmacy, a Children's Centre and a Community
base for social services and mental health services will also be
required.

South Hams and West Devon PCT have also indicated that the
location of an integrated Health and Social Care Centre of up to 7000
sq m could bring a range of health services, including;

a) Minor Injury Unit

b) Imaging

c) Outpatients

d) Intermediate Care beds

e) Physiotherapy, Occupational Therapy and Speech and
Language Therapy,;

The Health and Social Care Centre will improve access to health
services for a wider catchment including lvybridge/Yealmpton locality,
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the western part of the South Hams, and potentially Eastern Plymouth,
and reduce the areas dependency on the main hospital at Derriford in
Plymouth.

Policy SNC4 - Community Facilities

A full range of services and facilities for community welfare and self

sufficiency appropriate to a town of at least 12,000 population are
required to be provided in a sustainable form by the developer for

the community at Sherford.

Early provision of local services and facilities will be required in
phase with development and at locations accessible by sustainable

transport initiatives and based upon a ‘walkable community’.

The majority of these will be located within the town and
neighbourhood centres in accord with Policies SNC 11-14. There
are some exceptions:

1) Allotments (4ha) to be distributed proportionally within the
mixed use neighbourhoods.

2) Facilities which should be located in or adjacent to the
Community Park. These include at least the following:

a) A minimum of one café/shop;
b) A minimum of one public house;

c) A club house/changing rooms associated with sports
pitches in the north eastern corner of the park;

d) A re-usel/repair/recycling and composting site;

e) A depot for maintenance of public spaces within the town
and the community park;

f) A cemetery / memorial garden.

g) Residual of the allotment provision, if not wholly provided
within the mixed use neighbourhood areas.

INFRASTRUCTURE AND UTILITIES

7.33

7.34

7.35

Aim: To deliver a phased and appropriate set of Infrastructure and
Utilities to support the needs of residents and users of Sherford both
now and in the future and to enhance the potential for a sustainable
economy and lifestyles within the community.

Sustainable Drainage Solutions (SUDS) are required to minimise the
impact of surface water run-off and to protect the water habitats
downstream, in particular the sensitive habitat of the Yealm estuary
from either increased flows of water or a reduction of water quality and
composition..

Sherford will require a full system of foul drainage and treatment
facilities which must accord with best practice and deliver satisfactory
downstream effluent flows either to the Rivers Plym or Yealm. In
addition, opportunities for exemplar approaches to sewage treatment
and the re-use of effluent should be investigated to minimise the impact
of the development on water demand and the environment.
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7.36

7.37

7.38

Water supplies are required and the water utility company have
indicated that connection to a reliable source is available. However,
the use of water must be minimised by a range of measures in order to
conserve limited supplies and assist in managing water as the impact
of climate change increasingly affects supply. It is currently predicted
that winters will become milder and wetter but summers will be hotter
and drier leading to potential water shortages in the medium term.

Electricity supplies will be required throughout the community but
demand should be reduced by a range of measures to minimise impact
on non-renewable resources especially fossil fuels. The supply of
locally generated electricity by private wire should be investigated as
well as the management of all energy generation, purchase and usage
by an ESCO (Energy Supply Company) to be part owned by the
community.

The burning of fossil fuels is a major contributor to excessive CO;
production and thus to climate change. The design and operation of
Sherford should mark a shift away from the reliance on fossil fuels and
facilitate exemplar solutions to energy demand reduction, energy
supply and space heating. Gas supply to individual buildings should be
provided as part of an integrated strategy which first seeks to minimise
energy and space heating requirements and then ensures maximum
reliance on renewable sources before providing for the use of non-
renewable energy sources such as natural gas.

Energy

7.39

7.40

7.41

South Hams District Council has high expectations for renewable
energy generation but it accepts that technological innovation remains
in its infancy and that an excessively high renewable energy
percentage cannot be prescribed at this stage. Nonetheless the
developer is expected to demonstrate how the development will
engage over time with high levels of renewable energy generation.
The Council also requires that all of the new buildings will achieve
BREEAM/EcoHomes ‘excellent' rating. That has the implication of
minimising energy demands and making the proportion of renewable
energy generated on site more easily achievable.

Sherford must eventually deliver a high proportion (a minimum of 50%)
of its overall energy requirement from on site renewable energy
sources. However, the implementation of a significant supply (a
minimum of 25% of demand) of on site renewable energy is essential
in the first phase of development, both from macro and micro forms.
This target is made easier to reach as demand for energy is reduced
through the construction of more energy efficient buildings. The aim
over time should be (as renewable technologies develop) to achieve a
higher proportion of its energy requirement produced from on-site
renewable sources. This will be monitored as the development
progresses and managed through regular reviews of the Design Codes
and Legal Agreements.

The energy strategy for Sherford has been investigated by the
developer and reviewed by stakeholders. The investigation concluded
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7.42

7.43

that the following three approaches are the most viable and should all
be adopted:

a) To reduce demand for electricity and space heating via high
building fabric standards and the design codes;

b) To provide wind turbines in the community park;

c) To provide building embedded renewable energy technologies
as appropriate throughout the development.

As a result, wind generation is seen as the macro renewable energy
supply currently best suited for Sherford. It is environmentally clean
and has an established record of deliverability, cost effectiveness,
efficiency and reliability. A group of wind turbines within the valley area
of the Sherford Community Park should therefore be investigated,
including formal consultations with relevant bodies and studies to
inform an Environmental Impact Assessment. Subject to a satisfactory
outcome of this work the first wind turbines should be installed and
operational during phase 1 of development. There would be significant
benefits from a community share in the ownership of the wind turbines.

High bandwidth telecommunications infrastructure should be
considered an essential utility and is required to facilitate the
commercial and social success of Sherford. The provision of fibre optic
connections into every building will ensure the development is given
the best opportunity to adapt to changing bandwidth demands over
time. In addition the facility of high bandwidth will allow commercial
advantage to accrue to locating in Sherford and also provide the
opportunity to deliver enhanced and interactive public and private
service delivery. Advanced information provision and opportunities for
community participation and exemplar democratic processes are also
intended to be part of an innovative approach to the implementation of
information and communication technology.

Waste Minimisation

7.44 Sherford will meet the County and District Council recycling and waste

targets but will seek to exceed them via the Community Trust (or
similar structure) working in partnership with the waste collection
authorities. The following are examples of how this work could be co-
ordinated:

a) Dedicated space will be incorporated within dwellings to
accommodate internal recycling bins;

b) Each block will have a dedicated waste/recycling area or areas for
easy access by residents and the waste collection authority;

c) The Community Trust will encourage/facilitate, in partnership with
the waste collection authorities, behavioural change within
households/businesses to recycle more and waste less;

d) Personal and community composting facilities and a
repair/reuse/recycling facility will be provided and the Community
Trust will encourage/facilitate a volunteer body to operate these
facilities at Sherford.
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Policy SNC5 - Infrastructure and Utilities

The following are required to be delivered in accordance with the
Infrastructure and Utilities Strategy which must be submitted by the
developer as part of the outline application:

1.

Sustainable Urban Drainage Systems (SUDS) and any
appropriate flood prevention measures, including sufficient
measures to ensure that there is no reduction of water quality
or detrimental change to water composition or flow as a result
of the development, particularly in the Yealm Estuary;

Foul effluent drainage and treatment facilities either on site or
piped to facilities in the Plym catchment area including
sufficient measures to ensure that there is no reduction of
water quality or detrimental change to water composition or
flow as a result of the development, particularly in the Yealm
Estuary;

Waste disposal provision to deal with all the waste created by
the development and enable waste reduction to exceed Local
Authorities targets through the physical provision of waste
management facilities at individual dwelling, block,
neighbourhood and whole community levels. Provision to
include a community reuse/repair/recycling/composting
facility (0.5 Ha) at Sherford. Community involvement in
support of waste reduction to be facilitated by the actions of
the Community Trust or similar body;

A site for a maintenance depot as a base for the management
of public spaces. The siting and operation of this facility
should be complementary to the community
reuse/repair/recycling/composting facility;

Potable water supplies to be provided throughout the
community in conjunction with water saving strategies and
fittings (to Environment Agency’s Guidelines). Rainwater
harvesting and greywater recycling to be investigated and
implemented wherever practical to do so;

Protection (and/or diversion if appropriate) of the Kenn to
Wixenford 500mm high pressure gas transmission pipeline
which crosses the northern part of the new community site (to
meet Transco requirements regarding protection of the
pipeline and building proximity);

The undergrounding (and diversion if appropriate) of all
existing major overhead electricity power lines that lie within
the site area;

High bandwidth telecommunications infrastructure into every

building to facilitate commerce, interactive services and
advanced information provision, into the foreseeable future;

Preparation of an integrated Energy Strategy identifying how
development at Sherford will minimise energy demand and
maximise energy usage from renewable sources. The priority
should be:
a) To reduce demand for electricity and space heating via
the high building fabric standards and the design codes;

b) To provide wind turbines in the community park;
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c) To provide building embedded renewable energy
technologies as appropriate throughout the
development.

10. Deliver a minimum of 50% of the new community’s overall
energy requirement from on site renewable energy sources by
the completion of phase 4. The implementation of a
significant supply of renewable energy (a minimum of 25% of
demand) in the first phase of development, both from macro
and embedded micro forms;

11. Community wind turbines within the valley area of the
Sherford Community Park should be provided by the
developers to supply alarge proportion of the renewable
energy required for the new community, subject to
satisfactory investigations, including formal consultations
with relevant bodies and studies to inform an Environmental
Impact Assessment. The operational completion of phase 1 of
the community wind turbines (or alternative renewable energy
generating facilities if wind turbines cannot be delivered) to be
implemented by the end of development phase 1 (first 1,000
dwellings);

12. Provide an electricity supply system throughout the new
community. Private wire and community ownership of an
energy supply company to be investigated and implemented
where possible;

13. Gas supply to be provided only where this is proven
necessary as part of an integrated strategy for energy
reduction and energy supply by the most sustainable means.

HOUSING including Affordable Housing

7.45

7.46

1.47

Aim: To create a balanced and sustainable community in which people
will choose to live and work that provides high quality market and
affordable housing.

The Devon Structure Plan has required that Sherford provides for at
least 4,000 homes by 2016 and be capable of accommodating further
development beyond 2016. However, the emerging South West
Regional Spatial Strategy (at Submission stage) now extends the time
horizon and introduces the longer term requirement for 5,500 dwellings
at Sherford by 2026. It is anticipated that Sherford will deliver 4,000
dwellings by 2016 and will go on to deliver nearly 5,500 dwellings by
about 2021. This is considered an appropriate rate of delivery for this
site and for the needs of the sub-region at this time. The rate of
delivery will be carefully monitored to ensure that the needs of the sub-
region are met.

The emphasis for housing at Sherford will be on providing an exemplar
housing development by the creation of quality mixed use
neighbourhoods providing for a range of local facilities including
employment opportunities. The affordable housing will be fully
integrated with an intention of creating a tenure blind' community.
Housing will need to be delivered at the highest densities suitable for
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each part of the site. Development should be at medium to high
density overall (at least 35-40 dwellings/ha). Low density development
is not compatible with walkable neighbourhoods or the close-knit
community and fine grained urban structure that is envisaged at
Sherford.

National Planning Guidance

7.48

7.49

7.50

National planning policy guidance encourages the creation of
sustainable communities. A key consideration is the 2promotion of
good design in new housing developments in order to create, high
quality environments in which people will chose to live® (PPGS3, para 2).
Central to the achievement of these is a focus on efficient use of land
and the creation of new housing close to a wide range of facilities and
opportunities. This is achieved by the review of standards and the
maximisation of densities. However, not all areas within the new
community should replicate the same pattern of layout and density. A
achoice of housing and lifestyle® is to be encouraged, in tandem with a
3mix of housing and tenures® (PPG3, para 10).

Housing densities are likely to be higher closer to the town centre and
adjacent to the main public transport route where higher densities will
create necessary critical population mass to support the full range of
services and facilities needed for the new community to be as self-
sufficient and sustainable as possible. By reference to the emerging
Planning Policy Statement 3: Housing (PPS3) advice, overall densities
will need to average 35-40 dwellings per hectare although higher levels
should be achieved for example within the town centre, where densities
should reach an average of 50 + 60 dwellings per hectare. Different
density levels will satisfy land efficiency principles; make services more
viable, bring a more balanced population and create the variety of
designs and styles that will create a quality environment for Sherford
residents. Distribution of the mix of uses should be based on the three
walkable neighbourhoods and can be clustered, but not zoned.
Detailed work on densities across different parts of the site is an
integral part of the ongoing EbD process.

Sherford is largely geared towards meeting the hosing needs of the
Plymouth area which cannot be accommodated within the city
boundary but also to meeting the needs generated within South Hams
itself. It is therefore crucial that the level of affordable housing it
provides properly addresses the needs that gave rise to it.

Local Housing Needs

7.51

The combination of sharp increases in house prices within the South
Hams and lower than average wages with one of the highest
percentages of second home ownership in the country has created a
serious affordability gap between house prices and local incomes. This
has resulted in affordable housing being identified as the Council's and
the Community Strategy's top priority. Detailed and resourced Project
Plans will be developed as the next stage of the Sustainable
Community Strategy addressing this issue. These will complement the
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7.52

7.53

7.54

7.95

land use objectives of the LDF, which together will deliver good quality
affordable homes in the South Hams.

Affordable housing is defined as homes which are intended to provide
accommodation for local people within the Plymouth sub-region and
the South Hams who cannot afford to rent or buy homes on the open
market. They should be designed to be indistinguishable from open
market units and should be scattered in small clusters throughout the
development.

The level of affordable housing required at Sherford is informed by the
results of the joint housing needs study undertaken by South Hams
District Council, Plymouth City Council and the Housing Corporation in
1998 and updated in 2002. A Housing Market and Needs
Assessment' is currently being undertaken by David Coulttie
Associates, with initial results delivered at the end of May and the full
report being published in early September 2006. Further detailed
assessment of the viability and level of affordable housing appropriate
to a new community of this size will form part of the Housing Strategy
(which incorporates the provision of affordable housing).

Based on the level of housing need demonstrated in the Housing Need
Surveys carried out to date, the Council will seek to achieve 50% of the
dwellings at Sherford to be provided as affordable homes to meet local
needs. This means that approximately 2,000 affordable homes will be
sought by 2016, about 15% [600 dwellings] of all dwellings should be
social rented and 35% [1400 dwellings] should be intermediate
affordable. 15% [600 dwellings] should be intermediate affordable
homes available to first time buyers on average incomes, with a target
of around £70,000 for an initial share in an affordable home, and the
remaining 20% [800 dwellings] should provide a range of intermediate
affordable housing opportunities for local people either to rent or buy
depending on the local need. Key Workers are a category of people
who fill vital jobs within the community and are requiring affordable
housing. They should be given priority in 15% of the intermediate
affordable homes.

The traditional approach to negotiating the level of affordable housing
to be delivered by a developer is based on the value of homes on the
date of the agreement and takes no account of the potential growth in
value of properties in the time up to completion and sale. In most
cases the developer gains significantly from this change in valuation
and the level of affordable housing is less than it could have been.
Current discussions with developers are seeking a mechanism to
enhance the ability to viably deliver the highest sustainable level of
affordable housing both on and off-site by harnessing possible future
increases in valuations over the period of development beyond the
estimates used in the viability calculations. In addition, means of
capturing a proportion of the value of properties staircasing out of the
scheme is being explored in order to maintain affordable housing within
Sherford in the long term. This will form part of an innovative approach
to explore new ways of providing a full range of affordable housing
options for local people. This could be achieved through the creation
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7.56

7.57

7.58

of a Community Interest Company or a similar non- profit making
company.

Sherford is intended to be a mixed and balanced community and levels
of affordable housing should not be so great or so little as to create an
imbalance in the socio-economic groupings within the settlement when
compared to other settlements in the area. Considerations of the
impact of affordable housing levels on, firstly social sustainability and,
secondly viability will determine whether 50% affordable housing can
be met onsite. Any levels of affordable housing that cannot be met
onsite may create the opportunity for off-site delivery to assist the wider
needs of South Hams and maintain a social balance within the new
community. There is currently a need for affordable homes across a
wider spectrum of socio-economic groups than has been experienced
previously and Sherford must respond to this in a flexible manner if it is
to become a balanced community.

The Council will expect developers, Housing Associations and other
organisations to work in partnership with the Council to ensure through
planning conditions, agreements, or other mechanisms, that affordable
housing remains available to meet local need in the long term. A mix
of house types and sizes will be required to meet local housing needs
and to achieve a balanced community which addresses issues of
community cohesion, social inclusion, and community safety.
Consideration is being given to creating an interactive website for local
people to register their interest in being considered for a new home in
Sherford.

There will need to be a range of affordable house types provided to
meet local housing needs, which will be informed by the results from
the Housing Needs Survey. Within the social rented sector, the
majority of units provided should be family dwellings as a mix of house
types. There should also be provision for older people, including the
provision of an Extra Care scheme and dwellings which meet Lifetime
Homes Standards. As an indicative guide the following proportions
should be used for both social rented and other affordable housing :

One bedroom (10%)

Two bedroom (35%)

Three bedroom (30%)

Four bedroom (15%)

Older Persons Housing (10%)

Mixed Use Approach

7.59

The development of both market and affordable housing will need to
provide for a mix of dwelling sizes and styles, including for a range of 1
bed through to 5 bed accommodation, in a mix of apartments and
housing. This AAP does not intend to prescribe a specific mix for open
market housing but it is expected that the outline planning application
will provide specific guidance and justification within the required
Housing Strategy. The result must accord with the objective to create
a balanced community.
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7.60

7.61

7.62

Mixed use is to be encouraged, particularly in the town centre and
adjoining locations and close to the main movement corridors and
public transport access points. Apartments above shops and offices
can help create vibrant places to live and work. Beyond that,
opportunities for shared live/work accommodation is to be encouraged,
including by providing explicit arrangements for ‘mews-style'
employment accommodation. Blocks of residential development can
accommodate dedicated employment uses and buildings. A zoned
approach to employment land use is not acceptable and the developer,
in bringing forward its employment and commercial strategy needs to
illustrate how employment and a mix of other uses will operate
successfully within and alongside residential environments.

All housing developments including affordable homes should meet the
requirements of the Masterplan and Design Codes (which will need to
be approved by the Council), and conform to the detailed process for
approval adopted for other forms of development at Sherford. All
dwellings at Sherford will be required to meet an ‘Excellent' standard
scored by the Building Research Establishment's 'Eco-Homes'
assessment in order to reduce their running costs and contribute to a
high standard of sustainability.

A detailed Housing Strategy will be prepared by the developers in
partnership with the Council outlining their approach to the provision of
housing at Sherford. This will need to include an appropriate body to
deliver and manage affordable housing whether it be through a
registered social landlord or a special purpose vehicle. In addition it
will confirm the phasing of delivery and the mix of dwelling sizes and
types and tenures required to deliver as far as possible a balanced and
sustainable community at all stages of development.

Policy SNC 6 - Housing Proposals:

To deliver the housing requirements set out in Policy SNC1 the
following elements should be addressed within the Housing Strategy
which is to be prepared by the developer in conjunction with the
Council and other stakeholders and is to be submitted for approval
as part of the outline planning application for development at
Sherford:

1. Delivery of abalanced and sustainable community, housing
all sectors and socio-economic groupings of society,
including families, single person households, older persons
and vulnerable client groups in line with ‘Devon supporting
people’ strategy;

2. Creation of a variety of housing and distinct character areas
throughout the site taking into account good design and
housing built at the highest density suitable for each part of
the town and achieving overall densities of 35-40 dwellings/ha;

3. Provision of an appropriate range of housing to meet the
needs of local people from within the South Hams and the
remainder of the Plymouth sub-region;

4. In order to meet local needs and to ensure a balanced
community in each phase of development a target of 50%
affordable housing is required including about 15% as social

47



rented and about 35% as intermediate affordable. 15% of
intermediate housing is to be reserved for key workers;

5. Creation of a mixed type, size and tenure of housing in mixed
use areas throughout the development. Affordable housing is
to be widely distributed and well integrated into the overall
development and is ‘tenure blind’ in design and character,;

6. Delivery of flexible housing designs to accommodate lifetime
housing requirements including adaptability and meeting the
needs of people with disabilities;

7. Delivery of awide range of housing market opportunities at
every stage of development, including social rented, market
rented, part rent/part buy, self build and open market.

MOVEMENT AND TRANSPORT

7.63

7.64

7.65

7.66

Aim: To create a community which is an exemplar of sustainable travel,
making walking, cycling and public transport use easier and more
attractive and car travel less necessary.

Crucial to the success of Sherford will be a design that encourages
walkability and mixed uses, promotes the use of sustainable modes of
transport and reduces dependency on the car. It will be supported by a
range of innovative measures including High Quality Public Transport,
travel plans, personalised travel planning and also travel and parking
strategies within Plymouth as well as Sherford. Local roads,
particularly those linking to Plympton St. Maurice, Elburton and Brixton,
will require sensitive traffic management treatment to ensure a minimal
impact from changes in travel patterns and volumes, with the possibility
of providing walking, cycling and public transport only connections
where appropriate. Dealing effectively with transport movements within
the site and to off-site destinations is thus a key issue.

To achieve the sustainable transport aim and objectives promoted by
the highways authorities, the proposals of network design, travel,
strategy and transport policies all have sustainability at their core. This
will ensure that a significant shift to more walking, cycling and public
transport use is achieved and that the dependency on the private car is
significantly reduced. A number of measures and design features will
be needed to facilitate the development of a sustainable travel agenda
(e.g. all properties should be located within a 400m walking distance of
a bus stop). The transport network will be designed to be fully
accessible to all, including the mobility impaired, and will accord with
the following movement hierarchy;

a) Walking, Cycling, Public Transport;
b) Servicing Vehicles;
c) Private car/motorcycle.

The Sherford development will require a Sustainable Travel Strategy, a

key component of which will be the resources to promote a Sustainable
Travel Organisation for Sherford whose functions will include;
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7.68

7.69

a) Providing transport/accessibility advice to prospective residents;

b) Providing transport/accessibility input to ‘welcome packs' for
new residents;

c) Facilitating an individual travel planning service for residents;

d) Assisting in the formulation of staff, customer and servicing
Travel Plans for non-residential developments;

e) Providing the individual Travel Plan Co-ordinators with up-to-
date travel information;

f) Setting up and maintaining a travel planning web site,
incorporating a car club scheme and bike hire;

g) Organising a Travel Forum and promotional sustainable travel
campaigns and events;

h) Facilitate support and training e.g. cycling proficiency lessons;

i) Monitoring the effectiveness of the Sustainable Travel Strategy
and the work of the Sustainable Travel Organisation.

The Highway Authorities of Devon County Council, Highways Agency
and Plymouth City Council have been working with the promoters of
Sherford on the improvements that will be required to deliver this
development. A range of technical work has been undertaken and,
although not all completed, the emerging work and plans provide clear
guidance on these issues. They include:

a) Devon and Plymouth Local Transport Plans 2006 - 2011

b) Plymouth Eastern Corridor Study (A379, A38 and A374)

c) Plymouth Area Transport Strategy

d) A38 Plymouth Parkway Study

e) Transport Impact Assessment for Sherford

f) Devon County Council's Rights of Way Improvement Plan’
(2005)

g) Transport and Movement Strategy for Sherford which will need
to address existing and projected journeys / traffic flows,
transport modelling, traffic impact, accessibility (pedestrian,
cycle, public transport, park and ride, employment, higher order
facilities), green travel, sustainable travel plan, personal travel
plans, minimising need to travel, vehicular access strategy,
people with impaired mobility, phasing and deliverability.

At a strategic level, appropriate road connections to the A38 and A379
are required from the outset of development to achieve the provision of
a High Quality High Capacity Public Transport Service (HQPT) linking
through Sherford to destinations in Plymouth and to Langage. A
phased delivery of the HQPT from the commencement of the
development will be crucial to foster and mould sustainable travel
perceptions from the start of the new community. This will help to
reduce dependency on the private car by providing more efficient,
effective and attractive public transport. Initially it will provide a service
between Sherford, the Deep Lane Public Transport Interchange and
Plymouth City Centre. A link between the Interchange and Langage
will also be established, the success of which will inform any extension
to the service.

An integral part of the HQPT network will be a Park and Ride and a
Public Transport Interchange located in close proximity to Deep Lane

49



7.70

7.71

7.72

Junction. This will provide the opportunity for transport users on the
existing network, particularly car users to change mode and take
advantage of the new public transport links. It will also help remove
pressure of trips on the A38 and other road networks by switching to
public transport. The Park and Ride Interchange site will facilitate the
opportunity to switch between a variety of other modes to make
sustainable travel choices including bus to bus, cycling to bus, walking
to bus or even to meet and car share. In order that the P&R
Interchange can make changing mode a pleasant experience it will
also be necessary for the site to provide additional facilities for users.
These will include an interchange building with a sheltered waiting area
and real-time bus information, toilet facilities, cycle parking, small retail
outlets (appropriate to its function e.g. sandwich and newspaper sales)
along with security and lighting. In addition associated services such
as a café, car and cycle repairs, refuelling station, car wash and dry
cleaners should all enhance the attractiveness of the Interchange for
modal transfer.

The Devon Structure Plan 2001 also indicated the need for a park and
ride facility on the A379. However, the shape and form of Sherford has
changed during this time and the connection on this corridor is much
closer to the city centre than proposed at the time of the Structure Plan.
In addition, the Plymouth Eastern Corridor Study has concluded, on
closer examination, that traffic levels are not significant enough to
justify a park and ride facility on the A379 at this time. Accordingly this
requirement is not being pursued although Plymouth will maintain a
long term aspiration for a park & ride site on the A379.

The Plymouth Eastern Corridor Study has also assisted in determining
the appropriate route for the HQPT service to the city centre. Within
Sherford this will involve a Vvirtual segregated' route (a mix of reserved
carriageway and bus priority measures) following the main street
through the centre of Sherford with three stops at north, central and
south neighbourhood centres. These bus stops will act as smaller
interchanges (compared to the one at Deep Lane - they will not include
park and ride) providing facilities including sheltered waiting areas,
real-time bus information and cycle parking. These facilities will further
enhance the connectivity and permeability of the site to public
transport, by allowing transfer to take place between the HQPT and
other local bus services and other modes. Local internal bus services
will commence at an early stage and as the development progresses
and the number of potential passengers increases, greater
frequency/additional routes will be introduced. Enhancement of the
existing bus services between Plymstock and Plympton/Langage will
also occur with the growth of the Sherford development.

In order to implement a sustainable movement hierarchy the
environment for pedestrians and cyclists will be enhanced throughout
the development and particular care will be taken to avoid negative
impacts from other movement methods. Personal safety is an
important factor with these modes and it is crucial to ensure detailed
design enhances the pedestrian and cycling environment. The existing
network of public rights of way linking to and through the development
will be maintained (with possible diversions), enhanced and
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supplemented and measures will be implemented to maximise off site
permeability to the wider footpath, cycle and bridleway network
neighbouring the site. In addition links to recreational routes beyond
Sherford will be required. Connections to the National Cycle Network
(NCN) will be provided through the Sherford Development linking to the
NCN 2 and NCN 27 routes near Deep Lane, between Elburton and
Brixton and at Marsh Mills (via Saltram).

In addition to the measures referred to in the preceding text there are a
number of other emerging local transport measures, some directly
related to Sherford but also associated with the wider area, which will
be needed in the Plymouth sub region up to 2016 and beyond. Some
of these will need to be provided by the developer of Sherford, some
will need to be addressed through other means such as contributions
from other developments and from public funding or through a
combination of these sources. Funding will inevitably be the subject of
further negotiation. Some of these measures are currently the subject
of ongoing initiatives, studies and design work by the Highway
Authorities, Highways Agency, SW Regional Assembly, SW Regional
Development Agency and promoters of Sherford, Langage and
Plymstock Quarry. Further details of the outcome of this work will be
fed into the Planning Consent process at the appropriate point. These
measures are as follows:

a) New strategic 1,000 space park and ride interchange facility (with
the ability to extend to 2,000 space) to serve Plymouth in close
proximity to the A38 near Deep Lane junction at Sherford;

b) Phased delivery of prioritised high quality, high capacity public
transport links from the commencement of the development through
the Sherford new community, the park and ride interchange to
Langage and key destinations in Plymouth, in particular the City
Centre and Derriford;

¢) National Cycle Network connections through Sherford and
connections to the existing network together with public rights of
way and bridleway connections (including developing new links);

d) Improvement to Deep Lane junction on the A38 including enhanced
walking and cycling routes and public transport priority together with
appropriate connections to Langage Business Park;

e) All mode access from the new community to the A379 corridor at
Stanborough Cross, (i.e. Route Option A canvassed in the
Preferred Options Stage of this AAP) including an improved
junction and public transport priority improvements to the A379, with
an off line routing of the HQPT in the longer term (as indicated in
the Plymouth Eastern Corridor Study). [See North Plymstock AAP
for further details of the routing];

f) Enhancement of existing public transport networks and services
linking the sub region into Plymouth and linking Sherford to
neighbouring communities;

g) Appropriate traffic management measures to avoid unwanted traffic
from Sherford in the surrounding villages and communities;

h) Proportionate contributions towards securing a green route allowing
access for pedestrians, cyclists and horse riders to and from
Sherford and Saltram House;
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7.74 Much of the detailed transport work will be contained within the
Transport Assessment which is being prepared in support of the
development. It will identify measures which are needed in order to
minimise the impact of vehicular traffic on the local highway network.
As a mixed-use development, Sherford will generate enhanced
connectivity between residential and non-residential development and
this will lead to much higher levels of internalisation of trips than in
most recent developments. There will still be significant vehicular trips
that will travel externally to the wider network and into the surrounding
communities, including Sherford Road and Haye Road (Elburton), Red
Lion Hill (Brixton) and Plympton Hill (Plympton St Maurice). However,
careful design of the network hierarchy and appropriate mitigation
measures will be utilised to minimise the impact on these communities.
Improvements to the Deep Lane and Stanborough Cross junctions will
enhance the strategic network and minimise the impact on the local
road network.

Policy SNC7 + Movement and Transport

The development of the New Community at Sherford must provide a
safe, convenient and sustainable movement and transport network
for all within and, where appropriate, beyond the new community,
supporting sustainable patterns of movement and favouring (in
priority order) the pedestrian, cyclist and public transport.

The following elements are required as part of an Integrated
Movement and Transport Strategy to be prepared by the developer in
conjunction with the council, the Highway Authorities, the Highways
Agency and other stakeholders and is to be submitted for approval
as part of the outline application for development at Sherford:

1. Facilitate and support at an appropriate level high quality, high
capacity public transport links and services through the new
community to Plymouth and Langage, with a phased delivery
commencing from the outset of development, to deliver a
major improvement in sustainable transport options along the
Plymouth eastern corridors for both existing users of the
transport network and residents and employees within the
new community;

2. Provision of a new strategic park and ride interchange, with at
least 1,000 spaces (and capable of expansion to 2,000 spaces),
close to the A38 at the Deep Lane junction,;

3. Deliver a phased provision of local bus services serving the
community neighbourhoods, which stop frequently to pick up
passengers;

4. Provision of new, and extension of existing, local bus services
in order to link the new community to surrounding
communities and major destinations for leisure and
employment purposes;

5. Deliver the appropriate distribution of neighbourhood centres,
facilities and public transport stops to achieve convenient
access on foot, cycle and public transport;

6. Design features of the development to ensure convenient and
safe access for all including people with impaired mobility;
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7. Provision of good cycle route connections to existing cycle
routes and in particular to National Cycle Network routes 2
and 27 together with local footpaths and bridleways linking to
the wider network of paths and bridleways in the area,;

8. Create a network of streets designed to be suitable for cycling
and walking and, where appropriate, additional measures to
assist cycling and walking to be a safe and attractive means of
transport to all parts of the town;

9. Achieve a significant shift to more sustainable forms of
movement through design and active measures including
design speeds for vehicles of a maximum 20mph throughout
the community and the establishment of a community car
club;

10. Car parking levels and provision to be agreed as part of the
Movement and Transport Strategy and the Design Strategy
and should improve upon the standards set by PPG13. They
should support a high quality public realm and the use of
sustainable movement modes;

11. Ensure active monitoring and management of travel and
transport patterns in accordance with the Movement and
Transport Strategy;

12. Provision of appropriate direct road links to the A38 at Deep
Lane junction and to the A379 from the commencement of
development;

13. Provide for measures to minimise and mitigate impacts of
changing travel patterns on roads linking to Brixton,
Elburton, Plymstock and Plympton St. Maurice;

14. Provide appropriate and proportionate contributions to the
improvement to Deep Lane junction on the A38, including
public transport priority and safe and attractive pedestrian
and cycle routes across the junction.

ECONOMY

7.75

7.76

Aim: To create economically vital and viable town and neighbourhood
centres within a competitive and environmentally friendly environment,
whilst maximising self sufficiency within the new community and the
surrounding area, and to provide for a wide range of quality local job
opportunities.

A self-reliant new community needs sufficient new retail and
employment accommodation to create economic vitality and viability
and the opportunity for businesses to be created and sustained for the
long term. This must be delivered in the context of the existing
economic activity in nearby communities and in the Plymouth sub-
region as a whole. To this end the Devon Structure Plan allocated
18ha of employment land, together with the requirement for a number
of significant service providers, to be incorporated in a mixed use
development (in addition to the typical retailing and private sector
support services of a small town) all of which will generate jobs.
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7.78

7.79

7.80

7.81

Together these have to be converted to a floorspace requirement
appropriate for Sherford.

Recent study work has shown that the scale of commercial land uses
in established traditional settlements of a similar size is of a
significantly larger scale than might be anticipated from experience of
the more modern zoned developments. However, capacity
assessments derived from conventional traffic and retail planning
assessments for this site and its surrounding area indicates the need
for a more conservative approach here, particularly due to the close
proximity of the retailing centres of Plympton and Plymstock.
Accordingly the following economic land use mix is proposed for
Sherford:-

Retail and associated service uses = up to 16,800m2 (180,000ft?)
Commercial and employment uses = up to 67,000m(720,000 ft?)

There must be a degree of flexibility, particularly with regard to the
sustainable commercial and retail vitality of Sherford and the need to
maximise the internalisation of employment opportunities. The
developer's Masterplan proposals, therefore must set out an
appropriate phasing and dispersal of this floorspace allowing for
provision within a range of 5% variance of these targets (subject to
more detailed assessments of opportunity and impact at the planning
application stage).

In combination with jobs provided by the wide range of community,
health and education facilities on site, it is expected that this floorspace
allocation can create a balance of homes and workspace and the
opportunity to create approximately 1 job per dwelling. Live/work units
together with neighbourhood and serviced offices should be provided
for as an element of this floorspace and a valuable contribution in the
sustainable approach to employment.

Sherford will not accommodate large footprint retail (bulky goods) or
employment space. Other than for 1 or 2 principal shopping units
within the town centre, it is expected that a significant majority of
commercial space will be in small units (about 90% of B class uses in
units of less than 250sq meters), reinforcing the potential for self-
reliance and for business growth to be mobilised from within the new
community. The commercial units could be clustered but must be
mixed with residential and other uses and not zoned into separate
employment areas.

Within the town and neighbourhood centres, self-sufficiency in terms of
daily retail shopping activity is essential in order to engage with both
the need to minimise travel and maximise local identity. Opportunities
for a diverse variety of local shopping (including convenience and
comparison goods), services, restaurants, pubs etc must be provided
to support the development of the community and be accessible to the
wider network and pedestrian/cycle systems. Locating other uses in
these centres, such as schools and health facilities, which attract
people to an area will help establish and support retail and private
sector services.
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7.86

7.87

A strong link should be drawn between training and the success of the
local economy. The Employment Retail and Commercial Strategy
should address the opportunities for skills training associated with the
construction of Sherford and the forward planning required to bring
trained employees forward in line with demand. Close links with local
training establishments will be required. Business support and advice
will also be needed as enterprises seek to become established at
Sherford.

The use of local sourced materials in construction not only enhances
local distinctiveness but encourages a healthy local economy and
should also be a key part of the Strategy.

Significant benefits will also accrue to making Sherford's businesses
competitive by the provision of high quality communication technology
using high bandwidth fibre optic cable connected into every building in
Sherford and support for an electronic marketplace to assist small
enterprises to take advantage of advanced commercial opportunities.
The Local Authorities and other stakeholders including the developers
are already exploring these possibilities.

The Strategic Employment Site at Langage lies in close proximity to the
new community and is of regional significance. There are existing
proposals for the development of an energy centre and energy park at
Langage. A significant area of employment land allocated in the South
Hams Local Plan has also not yet been taken up. It will be important
for good links to be established between Sherford and Langage. They
should also play a complimentary role in providing a range of
employment opportunities to meet a range of modern business needs,
with Sherford addressing sub regional and local employment needs
and Langage fulfilling its wider strategic role.

The developers are required to submit an Employment, Retail and
Commercial Strategy as part of the planning application, which will also
require the Council's approval. The strategy must include reference to
the scale of job creation and land provision, phasing and mix, location,
live/work homes and type, design (for mixed use). The Retail and
Commercial element of the strategy must address the balance and
diversity of provision, provide an analysis of existing provision and
catchment characteristics, a profile for Sherford, capacity assessment,
opportunities for local business, provision of good transport links,
enterprise and education and a car parking strategy.

The South Hams Local Strategic Partnership's Sustainable Community
Strategy seeks to support sustainable local businesses and
employment opportunities, and identifies a competitive local economy
as one of the strategy's top three priorities. Detailed and resourced
project plans will be developed as the next stage of the Sustainable
Community Strategy production. These will complement the land use
objectives of the LDF, and help to create economic vitality and viability
and the opportunity for new businesses to be created and sustained for
the long term in the South Hams.
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Policy SNC8 £ Economy

To create an inclusive sustainable local economy % including
maximisation of use of local suppliers, labour and resources and
maximising the opportunities for local economic multipliers (i.e.
spending money locally) the following will be required;

1) Approval and implementation of an Employment, Retail and
Commercial Strategy providing about 16,800m? of retail and
service use floorspace and about 67,000m? of commercial and
employment floorspace, to accommodate a diverse range of
employment opportunities throughout the new community
consistent with mixed use principles. The significant majority
of commercial space will be in small units (about 90% of B
class uses in units of less than 250m?).

2) Support and advice for business growth and development to
aid self-sufficiency;

3) Life-long learning and training opportunities within the
development process;

4) A range of opportunities for business spaces within mixed use
development areas and suitable to operate alongside housing
through design excellence;

5) An Employment, Retail and Commercial Strategy for approval
and implementation;

6) Maximise training and local employment opportunities in
community services, parks, public spaces and farmed land.

PUBLIC SPACE, SPORT AND RECREATION

7.88

7.89

7.90

Aim: To provide a healthy environment for people, giving access to
open spaces, with informal and formal sport and recreation
opportunities.

Sports and recreation facilities are essential to any community and are
fundamental to Sherford. These needs to include the full range of
indoor and outdoor provision advocated in the Government's Planning
Policy Guidance Note 17 '‘Open Space, Sport and Recreation' and
involve close liaison with Sport England and other interest groups.
Facilities at Sherford need to provide for the new community and
secure continued access for existing communities within Plymouth. The
opportunity exists to bring the range of sports facilities forward to
provide an exemplar "hub club' making maximum use of all the facilities
and encouraging joint club, college and community working to provide
a facility where the whole adds up to more than the sum of the parts.

The implementation of a Public Space, Sport and Recreation Strategy
is required. This will ensure the provision of all necessary public
space, sport and recreation facilities (both indoor and outdoor) for all
age groups and abilities. It will also include an assessment of existing
provision relevant to the Sherford area and necessary additional
facilities required by the development in combination with neighbouring
communities. A structure to manage, fund and deliver the full range of
public space, sport and recreation facilities and to promote sport and
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active lifestyles will also need to be addressed within the Public Space,
Sport and Recreation Strategy.

Some of the provision within Policy SNC 9 can be bought forward as
dual use with education facilities, where the facilities are secured for
dual use with the community through appropriate legal agreements. It
is also recognised however that providing higher quality sports facilities
(which could result in greater use potential through longer opening
hours and more frequent use) could off set the spatial quantity
requirements and therefore be a departure from NPFA standards, and
will have to be agreed by both South Hams and Plymouth City Council.

The Plymouth Eastern Corridor Study recommends an HQPT route
from Deep Lane through Sherford to Plymouth city centre which runs
through the south part of the King George V playing fields. Whilst
residential properties border the fields to the south, there is a possibility
of routing the carriageway along the boundary between the playing
fields and the residential properties. If so a 6.75 metre strip of land on
the playing fields along the boundary to build the road will be required.
In addition to this a footpath and cycleway will require 3.5 metres and 2
meters to the south and north of the road respectively making a total
corridor width of 12.5 metres. This may be achievable without the
need to actually construct on the pitches on the playing fields.
However, in the event that construction takes place on the playing
fields, equivalent if not enhanced compensatory provision in the same
catchment must be provided and covenanted as King George V playing
fields. A new sports centre within the Plymouth city boundary should
also be provided as part of the Sherford development, of which a
swimming pool facility could form part., This might rely upon
appropriate and proportionate contributions from other major
developments in the area such as that at Plymstock Quarry being
allocated to the provision at Sherford. Detailed proposals can be found
within the North Plymstock AAP.

The Sherford Quarry needs to be assimilated into the recreational
environment and, subject to wildlife interests and safety considerations,
this quarry creates considerable potential for adventure activities. Over
200 ha of community park is proposed on the southern and eastern
edge of Sherford and offers the opportunity for a wide variety of active
and passive recreational activities, whilst protecting the diverse range
of habitats for wildlife conservation. The community park will be
connected via a green way and wildlife corridor running along the
northern boundary of Elburton and the southern limits of Sherford. This
will provide a buffer between Elburton and Sherford, and also provide a
wide green pedestrian and cycle link eastwards to link with other
leisure proposals identified within the North Plymstock AAP. The scale
of the community park also offers the opportunity for the community,
most appropriately through the management of the Community Trust or
equivalent body, to create an organic farm, publicly accessible and
designed as part of the community park. Close links to Sherford may
develop through the sale of local produce direct to the community and
its institutions, educational initiatives and through local employment. It
is important that all Sherford residents have easy access to the full
range of leisure and recreation facilities.
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Policy SNC9 + Public Space, Sport and Recreation

To provide for the recreational activities and enjoyment of the
residents of the new community in and around the development,
the following will be required,;

1) Approval and implementation of a comprehensive Public
Space, Sport and Recreation Strategy, providing for the
recreational needs of 5,500 dwellings in accordance with the
National Playing Fields Association (NPFA) Standards and the
Council’s guidance. Provision to include at least the following
(the location of which will need to be determined jointly
between both South Hams District and Plymouth City Council
to ensure appropriate locations, accessibility and level of
provision):

a. 19.5 ha of pitch provision for rugby, football, cricket,
together with an all weather floodlit pitch, a 400m running
track and associated changing and parking facilities;

b. Court provision for tennis / netball / 5 a-side / basketball,
bowling green and associated changing and parking
facilities;

c. Indoor provision for: a sports centre including a 4 court hall
with changing and parking facilities and associated gym
and health facilities; dual use court provision with changing
facilities within each primary school; provision of (or
proportional contributions towards) a swimming pool;

d. Informal and formal public space for:

Vi.

Vil.

5ha of high quality public space;

at least 200 ha of community park on the southern
and eastern edges of Sherford which will provide a
strategic landscaping setting for the new community
and incorporate cycle routes; footpaths; bridleways;
trim trails; informal and formal play provision; links
to the provision of sport and leisure proposals
identified within the North Plymstock AAP offering a
variety of formal and informal recreational activities;
an organic farm; allotments and a range of
biodiversity habitats;

accessible semi-natural greenspace, nominally within
300m of every house linked by a network of
pedestrian and cycle ways accessible to mobility
impaired users;

. anetwork of high quality local areas for play,

nominally within 100m of each house, with
imaginative use of other public spaces to avoid a
plethora of small sites;

Locally Equipped Areas of Play (LEAP’s) within 400m
of each house;

Neighbourhood Equipped Areas of Play (NEAP’S)
within 1000m of each house, incorporating Multi Use
Games Areas (MUGA'’S);

Skatepark.
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2) Delivery of an attractive and clean environment with safe
public spaces, places and routes;

3) Creation of a network of greenways through the community
based on existing ecological features to promote pedestrian
and cycle movement (including the incorporation of a green
corridor from the community park around the new community
and connection into a future greenway linking with the
grounds of Saltram House.

LANDSCAPE, BIODIVERSITY AND CULTURAL HERITAGE

7.94

7.95

7.96

Aim: Integration of the built form of the new community into the
landscape, whilst respecting visual impact, landform, existing
landscape features and features of cultural heritage. Provide a healthy
environment for wildlife, creating an overall net increase in biodiversity.

The currently farmed landscape of Sherford will require sensitive
treatment in the design of the new community. However the site holds
considerable potential for both visual and biodiversity enhancement. A
comprehensive Landscape, Biodiversity and Cultural Heritage Strategy
will be required to assist the new community to sit comfortably in its
setting. It will illustrate how the design and layout can take account of
visual impact and landscape character and seek to retain and protect
significant hedgerows, trees, watercourses, ponds, other landscape
features, historic features and skylines and vistas. However, it is
recognised that in creating a good urban place at medium to high
densities it will be necessary to make clear choices about which
existing features can (and are worthy to) be incorporated satisfactorily
into the design and layout. There will be close linkages between this
strategy and the detailed Design Codes. The strategy will
accommodate retained features and set the strategic layout for the
community park, large scale landscaping, parks and public open
spaces along with a comprehensive network of green ways providing
effective linkages between these areas.

These parks and open spaces, the design of which will be covered in
the Design Codes will also provide opportunities for enhancement of
habitats for wildlife with specific wildlife corridors retained or created
where necessary for wildlife movement. The Landscape, Biodiversity
and Cultural Heritage Strategy will need to include a comprehensive
survey of existing Landscape, Biodiversity and Cultural Heritage
features and detailed measures for protection, mitigation, enhancement
and management of these features. This is to include the retention of
significant ecological species and features, the provision of wildlife
corridors (to allow protection and dispersal) and the creation of new
habitats. This is to be agreed and protection measures implemented
prior to the commencement of any development.

Policy SNC10 = Landscape, Biodiversity and Cultural Heritage

To ensure the landscape, biodiversity and cultural heritage elements
of the new community are appropriately addressed the following
elements must be incorporated within a comprehensive Landscape,
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Biodiversity and Cultural Heritage Strategy to be prepared by the
developer in conjunction with the council and other stakeholders and
to be submitted for approval as part of the outline application for
development at Sherford:

1)

2)

3)

4)

5)

6)

7

8)

9)

Measures to deal with retained features and the design of
public open space, greenways and green corridors within the
built area and the layout of strategic landscaping and the
Community Park adjoining the new community

Design of the development to respect its location and to be
compatible with the sustainable management of land, soil and
water;

Design of the development to respect and respond to the
landscape and topography of the site and views into, and out
from the site;

Conserve and enhance the quality of the local countryside
wherever possible and in particular special and distinctive
landscapes and important landscape features including
hedgerows, watercourses and trees;

Provide protection for existing hedgerows, trees and features
of landscape or wildlife importance where these are of
significance and ensure they are incorporated within open
space or within the urban fabric as appropriate and in a
manner which ensures their long term retention;

Conserve and enhance biodiversity as appropriate within the
site. Species and habitats of biodiversity importance or those
protected by legislation are to be identified and management
plans prepared;

Provide wildlife corridors connected to Sherford Quarry,
together with the greenways (Policy SNC9) and the buffer
zones (Policy SNC 15), for wildlife protection and dispersal
through and around the development;

Conserve and enhance local historic and archaeological
features, including the conservation of any important
archaeological features and the settings of listed buildings;

An archaeological assessment/evaluation of the site and a
programme of protection/recording of any important historic
or archaeological features to be agreed prior to the
commencement of any development;

10) Provision within the new community for the display and

interpretation of archaeological and historical features,
artefacts and records relating to the site and its environs.

11) Collection of visual and aural records and artefacts of

cultural/historical value from the site and its residents, past
residents and neighbours prior to development and also of the
development process itself in order to create a resource which
enables future residents to gain a sense of place and identity

12) A structure to deliver the management of and funding for

landscape, biodiversity and cultural heritage sites and
features.
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SPATIAL POLICIES

7.97

7.98

Aim: To ensure an appropriate distribution of uses within the new
community and in particular to deliver centres which are accessible and
contain a mix of functions which service the needs of their
neighbourhoods and the town as a whole.

The following Policies (SNC11-15) set out the specifications and spatial
arrangements of centres, community facilities, retailing, services and
businesses together with dwelling densities.

The Town Centre Neighbourhood

7.99

The Town Centre is at the heart of the new community and will be
required to be built, along with its facilities and services, before the
other centres are begun. It will contain the largest element of retailing,
services and business and the highest density of dwellings. As the first
centre built it will set the high standards of design, sustainability and
accessibility required throughout the new community. A key building or
structure here will form a focal point for the community and signpost
the importance and the location of the town centre. The High Street
will run through the middle of the centre with a large civic square
fronted by a Town Hall, a Health and Social Care Centre and a Primary
School. A place of worship and a medium sized food store will also be
part of the Town Centre together with a significant number of smaller
shop units for convenience goods and a limited number of small
specialist comparison shopping units. Services and business units are
also expected to be concentrated here. The HQPT service will stop in
the civic square to collect passengers bound for Plymouth City Centre,
the Park & Ride Interchange and Langage Business Park. The internal
bus service and bus links to surrounding communities will also stop in
the square. All these elements should create a busy and vibrant centre
and give vitality to the commercial activities located here.

Policy SNC11 £ Town Centre Neighbourhood

Deliver a Town Centre (as located on the Proposals Map) of sufficient
scale and design to provide for the daily needs of neighbourhood
residents and employees and most of the general needs of the town
and its catchment area and incorporating the following elements:

1) about 70% (9,000m?) [at least 60%] of the New Community's
floorspace for retail uses (Use Class Al) to provide a range of
convenience and comparison goods together with about 60%
(2,200m?) of the services floorspace (Use Classes A2-A5), all
of these in predominantly small units;

2) Ensure the design and construction along the main street
within the Town Centre of ground floor units suitable for a
range of uses and in particular commercial/retailing and
residential;

3) a mix of units for business uses (Use Class B1)
[predominantly offices] which should provide about 15%
(5,000m?) of the floorspace for these uses in the New
Community;
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4) arange of local community facilities and community buildings
including (with approximate sizes of floorspace and site area
where available):

a) aprimary school for 420 pupils with a pre-school and
Educare facilities (joint education and social services
provision for children) and its necessary sports facilities
and playing fields (2,300m? and 1.9ha);

b) facilities at the primary school (including the sports
facilities) should also be made available for use by the
whole of the Sherford community;

c) atown hall incorporating meeting spaces, facilities and
offices for community development, governance &
management and also for community activities and
voluntary services;

d) alibrary, possibly within the town hall (600m?);

e) ahealth and social care centre (up to 7,000m?) (including
provision of GP and dental practices, primary care services
and a range of in-patient, outpatient, diagnostic and therapy
services and a base for social services and mental health
teams), incorporating a children's centre (additional
830m?)with associated ambulance service facilities;

f) apolice station in a shop front unit (90m?);
g) at least one public house;

h) a site for at least one dedicated place of worship (600m?
and 0.5ha);

5) residential units at the highest densities in the town (average
50-60 dwellings/ha).

Western Neighbourhood Centre

7.100 The Western Neighbourhood Centre is to be built next after the Town
Centre but while development of the Town Centre neighbourhood
continues. It will provide a focus for the daily lives and needs of its
neighbourhood residents and workers. In particular it will be the
location of Sherford's secondary school and youth facilities and will
also have a sports centre and outdoor sports facilities close by to the
west. A green space will form the focus of this centre with the
secondary school and the local shops fronting on to it and the
neighbourhood primary school adjacent. The youth centre will be
located close by and adjacent to Sherford Quarry. The HQPT service
will stop at this centre before it leaves Sherford for Plymouth City
Centre. The internal and local buses will also stop here. Dwellings
around this centre will be at a high density although not quite as high
as in the Town Centre. The combination of activities and uses around
this centre will make it the second busiest location in Sherford.

Policy SNC12 + Western Neighbourhood Centre

Deliver a Neighbourhood Centre in the western part of Sherford (as
located on the Proposals Map) of sufficient scale and design to
provide for the daily needs of neighbourhood residents and
employees and incorporating the following elements:
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1) About 10% (1,300m?) of the New Community's floorspace for
retail uses (Use Class Al) in units providing almost
exclusively arange of convenience goods, together with about
20% (750m?) of the services floorspace (Use Classes A2-A5),
all of these in predominantly small units;

2) A mix of units for business uses (Use Class B1)
[predominantly offices] which should provide about 5%
(1600m?)of the floorspace for these uses in the New
Community;

3) Atleast one public house;

4) A secondary school for 825 pupils (the number expected to be
generated by Sherford, but capable of expansion should
Sherford grow beyond 5,500 dwellings) with associated sports
facilities and playing fields (7,900m? and 7.2ha);

5) A community theatre/cinema as a shared facility within the
secondary school;

6) A primary school for 420 pupils with a pre-school, Educare
facilities (joint education and social services provision for
children) and its necessary sports facilities and playing fields
(2,300m?“and 1.9ha);

7) Facilities at the primary and secondary school (including the
sports facilities) should also be made available for use by the
whole of the Sherford community;

8) A youth centre (700m?) and activity area close to and within
Sherford Quarry;

9) Residential units at high densities (45-55 dwellings/Ha).

Southern Neighbourhood Centre

7.101 This is the smallest of the centres and is not on the HQPT route.
However, it is on the crossroads between the Brixton road and the
second busiest road in Sherford and is also the closest centre to the
community park. As such it will be the focus for a small number of
retail and service units and a small concentration of business uses. A
managed workspace centre incorporating business support and advice
will also be located here. The internal bus service will stop here along
with any services running to Brixton and the western South Hams.
Dwellings will be at a slightly lower density than the western centre but
still higher than the average densities. Although small, and closer to
the town centre than the others, this centre should still be an active and
successful place providing for the needs of its neighbourhoods
residents and employees.

Policy SNC13 £ Southern Neighbourhood Centre

Deliver a Neighbourhood Centre in the southern part of Sherford (as
located on the Proposals Map) of sufficient scale and design to
provide for the daily needs of neighbourhood residents and
employees and incorporating the following elements:

1) About 5% (650m?) of the New Community's floorspace for
retail uses (Use Class Al) in units providing almost
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2)

3)

exclusively arange of convenience goods, together with about
5% (200m?) of the services floorspace (Use Classes A2-A5), all
of these in predominantly small units;

A mix of units for business uses (Use Class B1)
[predominantly offices] which should provide about 5%
(1600m?)of the floorspace for these uses in the New
Community and including a managed workspace facility, to
allow local business start up and development, together with
business support and advice;

Residential units at high densities (40-50 dwellings/Ha).

The Eastern Neighbourhood Centre

7.102 The Eastern Centre is the last of the centres to be built and will be
located on the main street and the HQPT route. Internal and local
services are also expected to stop here. It will be closest centre to the
A38 and the Park and Ride Interchange and the neighbourhood is
expected to be a significant focus for business and commercial
activities. The centre will contain a Primary School and a group of
small shops. The centre will provide for the daily needs of its
neighbourhood and is expected to be busier than the southern centre.
It will be important for this centre to be designed with a strong sense of
place and the buildings will need to form a significant focal point.

Policy SNC14 £ Eastern Neighbourhood Centre

Deliver a Neighbourhood Centre in the eastern part of Sherford (as
located on the Proposals Map) of sufficient scale and design to
provide for the daily needs of neighbourhood residents and
employees and incorporating the following elements:

1)

2)

3)
4)

5)

6)

About 10% (1,300m?) of the New Community's floorspace for
retail uses (Use Class Al) in units providing almost
exclusively arange of convenience goods, together with about
20% (750m?) of the services floorspace (Use Classes A2-A5),
all of these in predominantly small units;

A mix of units for business uses (Use Class B1)
[predominantly offices] which should provide about 5%
(1600m?)of the floorspace for these uses in the New
Community;

At least one public house;

A primary school for 420 pupils with a pre-school and Educare
facilities (joint education and social services provision for
children) and its necessary sports facilities and playing fields
(2,300m* and 1.9ha);

Facilities at the primary school (including the sports facilities)
should also be made available for use by the whole of the
Sherford community;

Residential units at high densities (45-55 dwellings/Ha).



The Buffer Zones

7.103 The buffer zones have been designated to contain development at

Sherford and prevent it from encroaching on the surrounding land. The
Minerals and Noise buffer zones are also designated to prevent
development in locations subject to environmental nuisance. The
Green buffer zone contains development along the north easterly edge
of Sherford whilst preventing existing uses, predominantly agriculture
and a scattering of dwellings, from being overrun by development. The
Noise buffer zone designates a strip of land along the northern edge of
the settlement where the A38 runs on an embankment and noise
intrusion into the site is greatest. Noise studies here indicate a buffer
of varying width but on average about 70m is required along this edge
to relieve the problem, although the width will vary according to local
conditions. Nevertheless, the buildings along this perimeter should be
for noise tolerant uses and should assist in reducing noise nuisance
penetration further into the site. The Minerals buffer zone,
approximately 125m wide, is designated to prevent quarrying activities
in Hazeldene Quarry from causing a nuisance to adjacent buildings.
Uses such as playing fields, roads and cycle routes are appropriate
within this zone.

Policy SNC15 £ Buffer Zones

The following Buffer Zones are designated within which new
built development must not take place;

1) Green Buffer Zone * to further establish the eastern extent
of the new community. This area is expected to continue
within its current use;

2) Noise Buffer Zone £ to protect the new community from
noise disturbance generated by the A38. It will also provide
opportunities for public access and structural planting;

3) Minerals Buffer Zone + to protect against operational
disturbance from Hazeldene Quarry. It will also provide
opportunities for formal and informal recreation.

PHASING AND CONSTRUCTION

7.104

7.105

Aim: To ensure that development is appropriately sited and phased to
occur in a sustainable manner with facilities provided to serve the
community and its population in line with the construction and
occupation of the new community.

The planning application for Sherford will need to demonstrate how the
development as a whole will be phased, including how the delivery of
essential infrastructure and the creation of employment and other
investment opportunities will be phased alongside and in tandem with
new housing development. The design and orientation of the
infrastructure required at Sherford must consider the potential for
further expansion to the west, towards Plymouth city centre.
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7.106

7.107

7.108

The Phasing Programme will need to include cross border phasing with
those elements of Sherford within Plymouth, including education and
waste management, and must ensure provision of a High Quality High
Capacity Public Transport system from the outset of development.
Other essential components of the phasing programme will be the early
development of the town centre, the early provision of key elements of
community infrastructure including health facilities, the secondary
school and the A38 Park and Ride Interchange and the early provision
of other key community infrastructure detailed above. The promotion
of self sufficiency must be central to this phasing programme.

The minimisation and mitigation of construction impacts on the
environment and the existing surrounding communities, as well as the
new communities as they emerge within Sherford is an important
consideration. Accordingly the developer will need to prepare and
have approved by the Council(s) an Outline Construction
Environmental Management Plan (CEMP). This will provide the
management framework needed for the planning and implementation
of construction activities in accordance with environmental
commitments identified within the Environmental Statement and any
requirements of planning conditions or Section 106 legal agreements.
The CEMP will have to be regularly monitored and revised to reflect
and incorporate the S106 requirements. Its purpose is to reduce the
risk of adverse impact of construction on sensitive environmental
resources and to minimise disturbance to local residents.

Detailed CEMPs will then be produced as part of the detailed
submissions of reserved matters for the release for each development
phase. The Outline CEMP will describe how the detailed CEMPs will
work, how they will be produced, how statutory authorities and other
interested groups will be able to interact with the process, and how the
control of construction aspects will be achieved.

Phasing Principles

7.109

The following phasing principles are key to the achievement of a
sustainable phasing strategy:

a) construction of a road linking Deep Lane Junction with the A379
at the commencement of development to facilitate early public
transport (including HQPT) provision and initial building works
whilst avoiding the problems associated with a cul-de-sac
development;

b) development of buildings should first commence with the town
centre to assist the creation of an individual identity for the new
community from the outset, by establishing a ‘sense of place'
focussed about the town centre;

c) establish within the town centre initial mixed use opportunities
and, by building, form an initial sense of enclosure;

d) by taking into account necessary surface water drainage
systems and in response to efficient SUDS arrangements, build
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out on a block-by-block basis, creating complete streets of
buildings;

e) in order to maximise walkable access to key facilities at all
stages, radiate the phasing strategy away from the town centre,
the HQPT route, neighbourhood centres and key community
buildings, such as schools. Construction should be organised
so that occupied areas are left largely undisturbed by ongoing
development;

f) provide primary and secondary schools at an early stage in
order to maximise the inter-relationship with housing on site, to
build-up school rolls in a rapid time frame, reinforcing the
individual identity and personality of Sherford and each
neighbourhood within it;

g) provide housing choice and variety at every stage of
development in order to maximise market interest, housing
choice, delivery rates and a balanced community;

h) provide job opportunities in tandem with the development of
housing;

i) in order to reinforce walkable access, development mass and
community identity, deliver the maximum form within the central
and western neighbourhoods before establishing the third and
final neighbourhood closer to Deep Lane junction;

J) establish frontage and interest to all open space, including
wildlife corridors in order to enhance local character and public
safety through surveillance.

7.110 These principles should enable Sherford to develop progressively in a
legible and coherent fashion, focussed upon its Main Street and key
public buildings.

7.111 Beyond the main street development should proceed essentially on a
block-by-block, street-by-street basis, avoiding fragmentation and
achieving equal growth patterns.

Policy SNC16 £ Phasing

To ensure the satisfactory progression and implementation of
development the submission and approval of a Phasing
Programme, including cross border phasing, is required as part of
the outline planning application with further detailed phasing
programmes approved alongside each reserved matters
submission.

The Phasing Programme must contain the timing and distribution

of delivery of each part of the development and the facilities,

services and infrastructure. In particular it must identify the

means and timing of the following;

1) Delivery of the whole of the town centre and a substantial part
of its neighbourhood as the first stage of development;
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2)

3)

4)

5)

6)
7

8)

Delivery of the whole of the western neighbourhood centre
and a substantial part of its neighbourhood as the second
stage of development;

Delivery of the southern neighbourhood centre and
substantial parts of its neighbourhood as the third stage of
development;

Delivery of the eastern neighbourhood centre and substantial
parts of its neighbourhood as the fourth stage of
development;

Early provision of key elements of community infrastructure
including:

a. Main street linking to the A38 at Deep Lane Junction
and to the A379 at Stanborough Cross from the
commencement of development;

b. A38 Park and Ride Interchange

High quality high capacity Public Transport system
phased from the commencement of development;

Health facilities;
Town centre primary school;
Secondary school;

Renewable energy generation including the
community wind turbines;

Managed provision of the community park and other strategic
landscaping;

Containment and management of disruption during
development;

Management of interim and temporary uses and of unused

land, involving the preparation and approval of a Temporary
and Interim Sites and Land Use Strategy.

5
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THE NEXT STAGE = DELIVERING THE PLANNING APPLICATION

7.112 Sherford is a major development and a sustainable and holistic
approach to its design and development requires a higher than normal
degree of interrelationship and interdependence between every
element of the proposal. Sustainability is a key principle underlying the

7.113

whole proposal and for this reason it is required that it should not be

considered as a separate entity but integrated within every part of the
proposal and the documents which support it.

Delivering the details necessary to support a Planning Application for

the New Community at Sherford will require the approval of a series of

documents which take the requirements of this AAP and develop them
into a clear set of detailed proposals which the Council can assess.

Policy SNC17 * Delivering the Planning Application
In order to secure the delivery of the strategic requirements and

the requirements identified in the SNC Policies and in order to
ensure that Sherford is planned on a comprehensive basis, the
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following documents, assessments and strategies will need to
be submitted to, and approved by, the Council at the outline
planning application stage:

1)

2)

3)

4)

5)

6)

7
8)
9)

A Masterplan (including a Sustainability Checklist) £ defining
the vision and providing an overarching statement of the built
framework of the new community, its transport links and the
distribution of facilities;

An Environmental Impact Assessment (EIA) £ required to be
undertaken as part of the planning application process in
accordance with The Town and Country Planning (England
and Wales) Regulations 1999. The findings of which are
presented in an Environmental Statement. EIA is a procedure
to ensure that the likely impacts of new development on the
environment are fully understood and taken into account
during the consideration of the planning application;

A Transport Assessment + to appraise the likely traffic
generation impacts resulting from the new community and
outline measures necessary to mitigate its impact on the
transport system and encourage sustainable travel

A Retail Impact Assessment + to understand the current local
distribution and scale of retailing and the levels of retailing
required to ensure Sherford is as self sufficient as possible
without adversely effecting neighbouring shopping centres;

A Phasing Programme * to ensure a sustainable form of
development is achieved on a phases by phase basis with
appropriate timing and distribution of delivery for each part
of the development and for the facilities, services and
infrastructure in particular;

Delivery Strategies * the strategies will take the key features
and requirements identified in the AAP and through further
study and design to provide greater detail and clarity. The
Strategies required will be:

a) Design Strategy;
b) Community Facilities Strategy;

c) Infrastructure and Utilities Strategy (including
Drainage, Water Management and Energy
Conservation and Generation);

d) Housing Strategy, including Affordable Housing;
e) Movement and Transport Strategy;

f) Employment, Retail and Commercial Strategy;
g) Public Space, Sport and Recreation Strategy;

h) Landscape, Biodiversity and Cultural Heritage
Strategy;

i) Temporary and Interim Sites and Land Use Strategy
A Construction Environmental Management Plan;
A Town Design Code;

A Sustainability Appraisal of the complete proposal
contained in the application and of the Phasing Programme
and Delivery Strategy's.
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INSERT DIAGRAM 5 — SHERFORD AAP PROPOSALS MAP
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8

DELIVERY

Delivery Mechanisms

8.1

8.2

The developers of Sherford will be expected to fund the infrastructure,
facilities and services which are directly required by the development.
However, in order to ensure the financial viability of the scheme and to
satisfy wider planning requirements not wholly attributable to the
construction of the new community, the potential for external funding
should be maximised. For example, Deep Lane Junction will need to
be improved in order to accommodate Sherford, Langage, and future
growth in the area and to deal with other A38-based issues. Such
comprehensive improvements would place an unacceptable burden on
Sherford alone and therefore other major developments in the area
which help generate the need for the improvement will need to make
appropriate and proportionate contributions. The relevant public
agencies have also identified a requirement for Major Scheme Funding
through the Local Transport Plans (LTPs). The strategic nature of the
developments at Langage and Sherford make them of regional
significance and, together with the exceptional integrated nature of the
transport proposals here, are expected to release appropriate levels of
funding.

Almost all of the land required to deliver Sherford is in place. However
it would be unusual and unacceptable if small areas of land within the
site sought to delay or frustrate the development timetable and quality.
In these circumstances, in accordance with legislative guidance, South
Hams District Council and/or Plymouth City Councils will deploy
Compulsory Purchase Order arrangements to secure land essential to
the integrity of the development.

Delivery Timetable

8.3

8.4

8.5

With regard to delivery rates the planning programme for Sherford is
anticipated to follow a timetable similar to that below:

Sherford AAP July 2006

Planning Application Autumn 2006

AAP Examination January 2007
Inspector's Binding Report May 2007

Planning Permission June 2007
Development Start Late 2007/ Early 2008

To guarantee that the initial planning procedures will enable a prompt
start to development, the Council and the developer have resolved
upon a "hybrid' form of planning application. This will comprise an
outline application for 5,500 new homes plus a detailed application for
the main road route linking the A38 with the A379.

This "hybrid' approach will enable the developer to mobilise its land
development programme with the minimum of delay. In tandem, The
developer intends bringing forward detailed proposals for Phase One in
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8.6

8.7

8.8

the early part of 2007, again enabling the developer and the Council to
confidently expect the house-building programme to commence in late
2008 with initial occupations during 2009.

The developer proposes the commencement of work on site in early
2008. This initial phase of development will involve a major
infrastructure construction programme that will see the site fully
serviced, the construction of the main road network and the
commencement of many of the community facilities on site. Whilst this
programme will, during 2008, slightly delay house building works it will
allow for an accelerated rate of build in later years.

The overall programme discussed and accepted between the parties is
as follows:

2007 - Start on site

2008 - Initial infrastructure works 300 dwellings
2010 - 400 dwellings

2011 - 500 dwellings

2012 - 550 dwellings

2013 - 550 dwellings

2014 - 550 dwellings

2015 - 550 dwellings

2016 - 600 dwellings

By the end of 2016 therefore, it is expected that 4000 dwellings can be
provided in tandem with all the necessary community facilities, open
space, transport, employment and retail components required.
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9

MONITORING

Targets, Objectives and Measures

9.1

9.2

9.3

9.4

Review and monitoring is an important aspect of evidence based policy
making and it is a key factor of the Government's @plan, monitor and
manage® approach to the new planning system. An important aspect
of the new system is the flexibility to update components of the LDF
and respond quickly to changing priorities in the district. Monitoring will
play a critical part in identifying any review of the Sherford AAP that
may be required and it will need to include clear mechanisms for
implementation and monitoring.

The Planning and Compulsory Purchase Act 2004 requires local
planning authorities to produce an Annual Monitoring Report (AMR)
every year and this will be the main mechanism for assessing the
AAP's performance and effects. It must be based on the period 1 April
to 31 March and be submitted to the Secretary of State no later than
the end of the following December. AMRSs are required to assess the
implementation of the Local Development Scheme, and the extent to
which policies in local development documents are being successfully
implemented.

The Council will develop a means for monitoring the AAP that can
assess the extent to which the strategy, vision and spatial objectives
are being achieved and, where this is failing, explain why and set out
what steps are to be taken to correct this.

To measure the performance of the AAP, the Council will use the
objectives and related policies to guide the selection and measurement
of meaningful indicators and targets as a means of ensuring effective
policy implementation, monitoring and review. Targets and indicators
will be set for each objective and policy to allow its direct effects to be
monitored.
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10

SUSTAINABILITY APPRAISAL (SA)

Sherford SA Report

10.1

10.2

10.3

10.4

The Sustainability Appraisal (SA) incorporates the requirements of
Strategic Environmental Assessment (SEA) in accordance with
European UK legislation. (EU directive 2001/42/EC on the assessment
of the effects of certain plans and programmes and Environmental
assessment of Plans and Programmes Regulations 2004 (SI No
16330) respectively).

Local authorities are required to undertake a SA during the preparation
of local development documents. This is to ensure that sustainable
development is at the heart of decisions at every stage of plan-making
and is an integral part of the process. The Sherford AAP Preferred
Options was subject to an initial SA in June 2005 to appraise the
social, economic and environmental effects of the AAP to ensure that it
accords with sustainable development. The findings of the SA were
generally supportive of the content of the AAP and recommended a
number of technical changes which did not fundamentally challenge
the soundness of the document. These findings have been
incorporated into the Submission Stage of the AAP as appropriate.
However, the initial SA also recommended some changes that were
either inappropriate to the Preferred Options Stage or will be covered
under separate processes such as Environmental Impact Assessment.

The SA is an iterative, ongoing process and is integral to the
preparation of the AAP. The Submission Version of the AAP was
subject to a further SA in May 2006 and its recommendations have
been reviewed and incorporated as appropriate. Some element remain
and these will be dealt with through the assessments and strategies
which must accompany the planning application process.

The Sustainability Report which accompanies the Sherford AAP
Submission Version document is also available for comment and can
be viewed on the Councils website.

SA Monitoring

10.5

The performance of policies and objectives in the AAP should also be
monitored in terms of their performance against the objectives and
targets included in the sustainability appraisal to assess the AAP's
contribution towards sustainable development. This should be used to
determine whether policies and objectives need to be amended or
replaced if adverse effects are identified. The outcome of this
monitoring will be provided in the AMR.
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11

CONSULTATION AND COMMUNITY INVOLVEMENT

Statement of Consultation and Involvement on the Sherford AAP

111

11.2

11.3

114

11.5

The Sherford AAP has been prepared in accordance with the minimum
requirements of the Planning and Compulsory Purchase Act 2004 and
relevant national policies and guidance, and has met the Statement of
Community Involvement (SCI) requirements relating to public
consultation. It has already been through two major stages of
preparation, each subject to a six week consultation period; first, an
Issues and Options stage in October + November 2004; and second,
the Preferred Options stage in June-August 2005. The Sherford Area
Action Plan is subject to its final consultation, the Submission stage
from the end of June to mid August 2006. At each stage, copies of the
document were sent to a broad spectrum of organisations including the
Government Office for the South West, the South West Regional
Assembly, adjoining local authorities and town and parish councils.

Statutory organisations and all community and interest groups detailed
in the SCI were consulted and views sought throughout the process. A
large number of organisations were also invited to participate in a
series of events in addition to submitting response forms. The
Sherford AAP and response forms were publicly advertised in local
newspapers, and were made available on the Councils website, at the
Council offices and to view at libraries across the district.

The proposal has also been subject to a level of stakeholder
engagement which goes far beyond that required by the SCI with a
range of meetings, workshops and exhibitions. There has also been
extensive and ongoing stakeholder involvement through the EbD
process. This has been facilitated by The Prince's Foundation who are
a highly respected organisation with a good track record of involvement
in major development schemes throughout the country.

This EbD has involved engaging with groups and organisations both
within South Hams and Plymouth to help develop the detail of the
proposal. It has included the involvement of not only local authorities
and landowners but also many other groups and organisations. These
included community group representatives and public service providers
(e.g. health, emergency service providers, education, youth and sports)
and organisations such as the Highways Agency and the Environment
Agency. This commitment to engagement will continue as the Sherford
proposal progresses.

Summaries of the representations received at the Issues and Options
and Preferred Options stages are available on the Council's website. A
Statement of Consultation has also been prepared as part of the
Submission of the Sherford Area Action Plan, which provides an audit
and greater detail of each consultation period. It documents who has
been consulted, how the consultation was undertaken, the main issues
raised and how these issues have been addressed in subsequent
stages of the document. It can be viewed on the Council's website as
a supporting document to the Sherford Area Action Plan.
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Appendix
PRECIS OF ALTERNATIVE SITES CONSIDERED
Summary of Alternative Sites Considered

The appendix is available for Members to view in the Major Developments
Office.

77



Glossary of Terms

Acronym Term Explanation
Affordable Non market housing provided to meet those
housing whose needs are not met by the market, for

example key workers. It can include social
rented housing and intermediate housing.
Affordable housing should meet the needs
of eligible households, including availability
at low enough cost for them to afford and is
determined with regard to local incomes
and local house prices.

Biodiversity Biological diversity in the environment is
indicated by the numbers of different
species of plants and animals in a given
habitat or area.

BREEAM | Building A way of assessing the environmental
Research performance of both new and existing
Establishment buildings.

Environmental

Assessment

Method

Cco2 Carbon Dioxide | Increased emissions of this gas are

believed to be one of the major causes of
climate change.

Climate Change

Significant change over time in global,
national and local climate, primarily as a
result of man-made greenhouse gas
emissions. Previously, climate change has
been used synonymously with the term
global warming; scientists now, however,
tend to use the term in the wider sense to
also include natural changes in climate.

Community A strategy prepared by a local authority and

Strategy its partners to improve local quality of life
and aspirations, under the Local
Government Act 2000.

Comparison Durable and bulky goods (non-food items)

goods purchased for the long term use e.g.

clothes, household goods, furniture,
appliances,.

Convenience
goods

Relatively inexpensive and frequently
purchased goods e.g. food and other goods
for daily use

Design Code

A set of specific rules or requirements to
guide the physical development of a site or
place. The aim of design coding is to
provide clarity as to what constitutes
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acceptable design quality and thereby a
level of certainty for developers and the
local community alike that can help to
facilitate the delivery of good quality new
development.

Devon Structure
Plan 2001 to
2016

The Structure Plan sets out the strategic
planning framework for the development
and use of land within Devon. It can be
viewed at www.devon.gov.uk. As part of the
new planning system, all Structure Plans
will be abolished, and will be replaced by
Regional Spatial Strategies (RSS). The
Devon Structure Plan is saved for three
years from adoption (October 2004) or until
it is replaced by the emerging Regional
Spatial Strategy.

Educare

Under the Children's Act 2004 Children's
Centres will be expected to provide the
following services to children under 5 and
their families;

Full day care
Parental outreach
Family support
Health services

A base for childminders and
providers of childcare services
Effective links with Jobcentre Plus
and higher education establishments

Effective links with Children's
Information Services, Out of School
Clubs and Extended Schools

Management and workforce training

ESCo

Energy Services
Company

A company that specializes in managing
energy and / or water conservation retrofit
projects. An ESCo may perform any or all of
the following services: auditing, developing
packages of recommended measures,
arranging financing, installing or overseeing
installation of measures, resident and staff
education, equipment commissioning,
maintenance, measuring, verifying, and
guaranteeing savings.

EbD

Enquiry By
Design

Consultation process developed by The
Princes Foundation which challenges local
stakeholders, planners and professionals to
respond to the issues of a particular site
through an intensive design process.

Green

The sub-regional network of protected sites,
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Infrastructure

nature reserves, greenspaces, and green
way linkages. The linkages include river
corridors and flood plains, migration routes
and features of the landscape, which are of
importance as wildlife corridors, and should
provide for multi-functional uses i.e.,
wildlife, recreational and cultural
experience, as well as delivering ecological
services, such as flood protection and
microclimate control.

Hub Club

Comprises of a single hub site (i.e the
sports centre) and a group of, typically
between 4 and 8 satellite clubs (i.e rugby,
football, hockey, netball and cricket). The
hub site is usually well equipped for social
events, sport specific and training facilities.
It can provide management, coaching and
training services for small satellite clubs,
which do not have the capacity on their own
(Sport England)

Intermediate

Housing that can provide a bridge

Housing between full owner occupation and full
social renting. Examples can include
Shared Ownership and Low Cost Market
Housing.
LDF Local A portfolio of documents that together set
Development out the planning policies and proposals for
Framework the area. It will include a;

Core Strategy + Sets out the vision
and spatial strategy for the future
development of the area.

Core Policies + Sets out the
generic development control policies
for the area

Site Specific Allocations + These
documents are DPD's and can
allocate land for specific uses, such
as housing, employment or mixed
development.

Area Action Plans (where needed)
* Provide a planning framework for
areas of significant change or
conservation.

Proposals Map = lllustrates the
policies in the LDD's on an
Ordnance Survey base. It will also
show factual information such as
environmental designations.

o All of the above are known as
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Development Plan
Documents + DPD's subject
to independent examination.

Annual Monitoring Report - A
document which must be published
each December, setting out how the
council® planning policies have
been implemented for the previous
financial year and whether it has
achieved the milestones set out in
its Local Development Scheme.

Local Development Scheme + Sets
out the details of the local
development documents to be
produced and the timescales and
arrangements for production.

Proposals Map = lllustrates the
policies in the LDD's on an
Ordnance Survey base. It will also
show factual information such as
environmental designations.

Statement of Community
Involvement - Sets out the
Council® policies for the public
involvement in the preparation of
Local Development Documents and
planning applications.

Supplementary Planning
Documents (SPD's) £ Sets out
more detailed policies in support of
those contained in a Local Plan or a
Development Plan Document. It is
not subject to independent
examination, however they are
subject to rigorous procedures of
community involvement. It does not
form part of the Development Plan,
but is a material consideration on
planning applications.

o All of the above are Local
Development Documents
which do not form part of the
statutory development plan

LTP

Local Transport
Plan

Local transport authorities are required, by
the Transport Act 2000, to prepare local
transport plans for 2006-2011. The Devon
LTP includes a programme of local
transport schemes and thirteen

provisional targets for the period 2006 to
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2011. It can be viewed at
www.devon.gov.uk

Masterplan

Comprises the Town Plan map and
explanatory text covering the proposal and
should incorporate all the strategies
required by the AAP Proposal.

Mixed Use

The mixing of different uses is an important
part of what makes successful towns and
cities. Mixed use development helps sustain
a critical mass of uses and activities, as well
as reducing car dependency through
allowing people to be near to a range of
shops and amenities. The mixing of
different housing types and tenures can
also ensure a wider range of participation in
urban life and avoid polarisation of social
groups.

Modal Shift

A change between use of one transport
mode to another by an individual, group or
the wider community

RSS

Regional Spatial
Strategy

Part of the Development Plan which is
decided at a regional level and which sets
the strategy for the South West. It will look
forward to 2026, and provide the context for
the preparation of the South Hams Local
Development Framework.. It is anticipated
that the RSS will be adopted in late 2007 /
early 2008.

Statement of
Compliance

Explains how the preparation of the DPD
has met the requirements for consultation
as required by Regulation 25, how
representations have been sought in
accordance with regulation 26 and how
authorities have addressed representations
received under Regulation 27 whilst
preparing the submission DPD.

SAC

Special Area of
Conservation

Are European designations designed to
give increased protection to a variety of wild
animals, plants and habitats. These areas,
designated under the European Union
"Habitats Directive', are part of global efforts
to conserve the world's biodiversity initiated
at the international ‘Earth Summit' in Rio de
Janeiro in 1992.

SSSI

Site of Special
Scientific
Interest

Is an area that has been notified as being
of special interest under the Wildlife and
Countryside Act 1981, they represent the
country® very best wildlife and geological
sites
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Social Rented

Housing provided at an affordable rent and
usually managed locally a Registered
Social Landlord (RSL) such as a Housing
Association, Housing Co-operative.

SAC

Special Area of
Conservation

Are European designations designed to
give increased protection to a variety of wild
animals, plants and habitats. These areas,
designated under the European Union
"Habitats Directive', are part of global efforts
to conserve the world's biodiversity initiated
at the international ‘Earth Summit' in Rio de
Janeiro in 1992.

Staircasing

The ability to purchase a greater proportion
of the equity of a shared ownership

property.

Stakeholder

Individuals or organisations who have an
on-going concerns in regional planning
issues.

Statement of
Compliance

Explains how the preparation of the DPD
has met the requirements for consultation
as required by Regulation 25, how
representations have been sought in
accordance with regulation 26 and how
authorities have addressed representations
received under Regulation 27 whilst
preparing the submission DPD

SEA

Strategic
Environmental
Assessment

A generic term used to describe
environmental assessment as applied to
policies, plans and programmes. The
European "SEA Directive' (2001/42/EC)
requires a formal ‘environmental
assessment of certain plans and
programmes, including those in the field of
planning and land use'.

Sustainability
Appraisal

Tool for appraising policies to ensure they
reflect sustainable development objectives
(i.e. social, environmental and economic
factors) and required in the Act to be
undertaken for all Development Plan
Documents.

Sustainable
communities

Meet the diverse needs of existing and
future residents, their children and other
users, contribute to a high quality of life and
provide opportunity and choice. This is
achieved in ways which make effective use
of natural resources, enhance the
environment, promote social cohesion and
inclusion and strengthen economic
prosperity.
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SUD's Sustainable Drainage solutions which moderate the flow
Drainage and quality of run off from watercourse
Systems flows resulting in improvements to the

quality of the built environment (to ensure
no increase or change to status of water
outflows as a result of development).

Sustainability or
Sustainable
Development

The simple ideas of ensuring a better
quality of life for everyone, now and for
generations to come. A widely used
international definition is ‘development
which meets the needs of the present
without compromising the ability of future
generations to meet their own needs'.

Tenure Blind

Intermediate affordable, social rented and
open market homes to be designed to be
indistinguishable from one another.

Town Plan

Represents an illustration or a bird® eye
view of the proposed new community.

Traditional
Urbanism

Sometimes referred to as "New Urbanism"
(particularly in the United States) is a
pattern of development that features
characteristics of many of the older parts of
existing settlements such as: denser
housing arrangements, interconnected
streets, buildings with a positive and
sometimes close relationship with well
surveilled and well defined public realm.

Walkability

Creating conditions to enable local
residents to walk to access daily, and
weekly goods in a safe, connected,
accessible and pleasant environment.




